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1. Introduction

This report has been prepared by pitt&sherry on behalf of Communities Tasmania to support a proposed Housing Land
Supply Order (Order), to be made under the Housing Land Supply Act 2018 (HLSA). The purpose of the Order is to
enable a portion of the land at 50 Wildor Crescent, Ravenswood (Launceston) to be zoned for residential purposes to
increase the supply of land for affordable housing. The location of the land is shown in Figure 1 below. The report
demonstrates that there is a need for affordable housing land in the City of Launceston (CoL) area, and that the land is
suitable for re-zoning to General Residential.

50 Wildor Crescent,
Ravenswood

o-/t‘! . G"
Wz
X e
-, " Ravenswood

L North Esk
iver

Henry St

Figure 1 Location Plan (source: LISTmap)

As can be seen in Figure 1 above, 50 Wildor Crescent is divided by the Bell Bay Railway Line, with one portion of the lot
on either side. The proposed HLSO only proposes to rezone the eastern portion of the site from the Rural Resource
Zone to the General Residential Zone, which is the red area shown in Figure 2 below and at Appendix A of this report.
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Figure 2 Proposed Rezoning Site (shown red)

2.

The HLSA is a response to Tasmania’s affordable housing crisis and enables the Minister for Planning (the Minister) to:

Housing Land Supply Act

e make an Order declaring a specified area of Government land as ‘housing supply land’; and

e declare a zone to be the intended zone for the relevant land; and/or

e specify the planning provisions that are to apply to the relevant land.

The proposed Order for the land at 50 Wildor Crescent will specify the land as housing supply land and declare the
applicable planning scheme’s General Residential Zone as the intended zone.

3. Implications of the Regional Land Use Strategy for this

HLSO Report

The Northern Regional Land Use Strategy 2021 (RLUS) requires the preparation and consideration of a ‘local strategy’
before the land at 50 Wildor Crescent can be considered for rezoning. The scope of the ‘local strategy’ is defined by
parts D.2.1.1 and D.2.1.2. of the RLUS. Given this, a ‘Ravenswood Local Strategy 2021’ has been prepared for the
Minister's consideration and is located at Appendix B of this report.

The scope of this local strategy requires detailed consideration of most of the same matters that are required to be
considered under the HLSA. Therefore, to avoid unnecessary duplication of the assessment of these matters, some
sections of this HLSO report refer to the corresponding matter in the Ravenswood Local Strategy 2021.
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4. Part 1 — Details of the Land
4.1 Site Information

4.1.1 Property details

The site is at 50 Wildor Crescent and is comprised of approximately 12.5 hectares of CT 159118/1, which is Crown land
under the management of the Department of Natural Resources and Environment Tasmania (DNRET — formerly known
as DPIPWE). The property details are set out in the table below.

Address Title Property ID | Authority Owner Tenure
Reference

50 Wildor 159118/1 3189523 LISTmap identifies as DPIPWE The Crown | Crown Land

Crescent, (Crown Land Services)

Ravenswood

As shown in Figure 3 below, CT 159118/1 is split by the Bell Bay Railway Line, and is comprised of three parcels of
land, including:

e aportion on the eastern side of the railway line (the HLSO'’s rezoning site), which is approximately 12.5 hectares;
e  aportion on the western side of the railway, which is approximately 9.5 hectares; and

e asliver of detached land to the west of Wildor Crescent, which appears to be the remnant of an earlier subdivision.

With regard to land capability, a review of LISTmap indicates that the land has not been classified as agricultural land
because it is not private freehold or leased crown land.

Sliver of CT 159118/1

HLSO Site is not part of HLSO Site

CT159118/1
CT 159118/1

Not part of
HLSO Site

Figure 3 CT 159118/1 (Source: LISTmap)
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4.1.2 Applicable Planning Scheme

For the purposes of this HLSO, the applicable planning scheme is the Launceston Interim Planning Scheme 2015 (the
planning scheme). As demonstrated in the following subsections, the proposed rezoning of the site at 50 Wildor
Crescent to General Residential is consistent with the applicable provisions of this planning scheme.

The City of Launceston Council (Col) is in the process of transitioning to the Tasmanian Planning Scheme —
Launceston. The Launceston Draft Local Provisions Schedule (LPS) was submitted to the Tasmanian Planning
Commission (TPC) in September 2019. The TPC directed the council to publicly exhibit the Draft LPS in September
2021.

4.1.3 Current Zoning

Under the planning scheme, the land is wholly located within the Rural Resource Zone. Adjoining land is zoned General
Residential, Low Density Residential and Utilities (railway), with some nearby Open Space Zone (Vermont Road). The
South Esk River is zoned Environmental Management and there is some land zoned Community Purpose (church)
further to the east. The area’s zones are shown in Figure 4 below.

Rural
Resource
Zone

Rural
Resource

Community
Purpose
Zone

Rural
Resource
Zone

Rural
Resource
Zone

Figure 4 Launceston Interim Planning Scheme Zones (source: LISTmap)

4.1.4 Planning Scheme Maps

Under the planning scheme, the following overlays apply to the land:
e Bushfire-Prone Areas Overlay;
e Scenic Management Area Overlay; and

e Landslide Planning Map.

As shown in Figure 5 below, the site is wholly located within the Bushfire-Prone Areas Overlay (brown hatching).
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N\ Bushfire-Prone \:
¢ Areas Overlay

Figure 5 Bushfire-Prone Areas Overlay (brown hatching) (source: LISTmap)

As shown in Figure 6 below, the site is wholly located within the Scenic Management Overlay.

N

Figure 6 Scenic Management Area Overlay (source: LISTmap)

As shown in Figure 7 below, a small portion of the land adjacent the railway boundary is located in a narrow strip of Low
Hazard Landslide Band.
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Site servicing

Figure 8 below shows that the site is serviced by an existing road network.

Figure 7 Landslide Planning Map (source: LISTmap)

4.1.5

Figure 9 below shows that the land adjoining the site is serviced by TasWater’s existing reticulated water network. It

Figure 8 The site is serviced by an existing road network (source: LISTmap)
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should be possible to connect the site to this network without significant challenges.

Figure 9 Reticulated water network services land shaded blue (source: LISTmap)

Figure 10 below shows that the land adjoining the site is serviced by TasWater's existing reticulated sewer network. It
should be possible to connect the site to this network without significant challenges.

Figure 10 Reticulated sewer network services land shaded pink (source: LISTmap)
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4.2 Description of Housing Land Supply Order (S 4)

The intended zone is the General Residential Zone. Given this, the description of the Order is as follows:

Under section 4 of the HLSA, it is proposed that the Minister:

1. make an Order declaring the land at 50 Wildor Crescent, Ravenswood to be housing supply land;

2. include a provision in the Order declaring the intended zone to be the General Residential Zone, as set out in
the Launceston Interim Planning Scheme 2015; and

3. include a provision in the Order to apply the General Residential Zone provisions, as set out in the Launceston
Interim Planning Scheme 2015, to the land.

ref: P.21.0664 PLA Wildor HLSO REP Rev01 DF/md
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5. Part 2 — Consideration of the Land

In the subsections below, the intended zone is the General Residential Zone, under the Launceston Interim Planning
Scheme 2015.

5.1 Government Land (S 5.1 HLSA)
The land is Crown land under the control of the DNRET.

The land was Crown land on the commencement date of the HLSA 20 July 2018.
The land is not:

e reserved land under the Nature Conservation Act 2002;

e managed under the National Parks and Reserves Management Act 2002;

¢ managed under the Wellington Park Act 1993;

e permanent timber production zone land, within the meaning of the Forest Management Act 2013; or

e future potential production forest land, within the meaning of the Forestry (Rebuilding the Forest Industry) Act
2014.

5.2 Need for the land (Section 5(2)(a) HLSA)

The Minister must not declare the land 50 Wildor Crescent to be housing supply land unless there is a need for land to
be made available for the purposes the Homes Act 1935.

The Tasmanian Government’s Affordable Housing Strategy 2015-2025 aims to prevent housing stress and
homelessness through the provision of a new affordable supply of homes!. The Government’s Affordable Housing
Action Plan 2015-2019 (Action Plan) articulates the priorities in housing policy that will assist in the achievement of the
Strategy’s outcomes over its first four years. A key initiative of the Action Plan is the prevention of housing stress and
homelessness through new affordable supply, derived from Government-owned land. This demonstrates that there is a
need for land to be made available for the purposes of the Homes Act 1935.

To help provide the supply, the Tasmania Government’s Department of Treasury and Finance released a report entitled
Housing Supply Option: A review of Government owned land holdings potentially suitable for conversion to residential
housing (March 2018). This report included a broad scale whole-of-government review to assess what underutilised
government land may be suitable for repurposing into housing, focussing on areas where there is high demand for
affordable housing. The report identified land at 50 Wildor Cr, Ravenswood in Launceston as being potentially suitable
for conversion to residential dwellings.

Demand for social and affordable housing in the CoL municipality is demonstrated through the Housing Register in
Tasmania (Housing Register). The register's demand figures indicate that 736 applicants are waiting for a home in the
Launceston municipality based on first suburb preference. The register’s figures also show that a total of 15.7% of all
suburb preferences in Tasmania are in the Launceston LGA. Not only does this data demonstrate the high demand for
social and affordable housing in the Launceston area, when compared with the rezoning site’s potential yield of 158 lots
it can be seen that the rezoning will not satisfy the demand. The Wildor Crescent site is a preferred location for
affordable housing due to its proximity to Launceston’s existing services and infrastructure, as identified throughout this
report.

After considering the abovementioned matters, the Minister can be satisfied that there is a need for land in the

! The strategy does this through Strategy 1: New Affordable Supply — Prevention.
12
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Ravenswood area to be made available for the purposes the Homes Act 1935, and that the requirements of Section
5(2)(a) of the HLSA can be fulfilled.

5.3 Suitability of the Land and Accessibility to Public Transport (Section 5(2)(b)
HLSA)

The Minister must not declare the land at 50 Wildor Crescent to be housing supply land, unless the land is suitable for
use for residential purposes by virtue of its proximity to public and commercial services, public transport and places that
may provide opportunities for employment. Figure 11 and Figure 12 below demonstrate that the land is suitable, and
that the Minister can be satisfied that the requirements of Section 5(2)(b) can be fulfilled.

Figure 11 below gives an overview of some of the services in close proximity to the site. However, as Launceston is the
second largest city in Tasmania, it should be noted that there is a much wider variety of health, social, educational and
employment services available within 3 km of the site.

Cultural
Precinct
2km

Figure 11 Site’s proximity to commercial and employment services (source: LISTmap)

The site is currently serviced by one metro bus route (Route 122), which links to interchanges at Ravenswood and
Mayfield. Figure 12 below shows the site’s general location in red and the adjacent bus routes.

13
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Figure 12 Metro Bus Routes in Launceston (source: Metro Tasmania)

5.4 Crown Land Owner Consents (Sections 5(3)(a) and (4b) HLSA)

The submission is accompanied by consent of the Minister administering the Crown Lands Act 1976, and Secretary for
the DNRET (the Portfolio Department), which are at Appendix C of this report.

5.5 The proposal is consistent with State Policies and the Applicable Regional
Land Use Strategy (Section 6(1) (a) HLSA)

Before declaring the General Residential Zone as the intended zone for the land at 50 Wildor Crescent, Ravenswood,
the intended zone must be consistent with the State Policies and the Northern Regional Land Use Strategy (RLUS).

5.5.1 State Policies

The assessment of the proposal against the State Policies in the table below demonstrates that the proposal is
consistent with the applicable State Policies.

Policies Assessment

Tasmanian State Coastal Policy 1996 | As the rezoning site is located within 1 km of the high-water mark of State
waters (North Esk River), this policy applies. The Ravenswood Local Strategy
2021 at Appendix B of this report demonstrates that a 50 m building setback

14
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will be required from the railway line to mitigate noise impacts. This means that
future residential development in the rezoning site will be located at
approximately 250 m from the North Esk River and will be separated from the
coast by existing agricultural paddocks, a railway line and parkland-style
planting in the setback area beside the railway line. Given this, the proposed
rezoning will have no significant impacts on the natural and cultural values of
the river’s coast, and will enable the coast to be sustainably developed and
used without resulting in any significant constraints.

Potential impacts to coastal water quality are addressed under the below
assessment regarding the State Policy on Water Quality and Management
1997.

With regard to Section 2.4 Urban and Residential Development, the intended
zone and future residential subdivision:

1. will have no significant impacts on environmentally sensitive areas, due to:
e the site’s significant separation distance from the river; and

e the fact that the rezoning site contains no significant environmental
values, as demonstrated by the Natural Vales Assessment (Appendix
C of the Ravenswood Local Strategy 2021);

2. the rezoning site is located between existing residential areas in
Ravenswood, so the intended zone will result in compact and contained
residential development in an existing suburb of Launceston; and

3. the rezoning site is located within an existing Urban Growth Area (Future
Investigation Area), as identified within the Northern Regional Land Use
Strategy, as amended 2021 (this is discussed more fully in subsection
5.5.2 below).

Therefore, the intended zone is consistent with the Tasmanian State Coastal
Policy 1996.

State Policy on Water Quality and
Management 1997

The land at 50 Wildor Crescent is located within an area serviced by reticulated
infrastructure and is large enough to be subdivided and developed with
contemporary water sensitive urban design and other stormwater disposal
measures. Planning permit applications arising from the intended General
Residential Zone can be properly assessed in terms of water quality and
management to achieve the requirements of the State Stormwater Strategy.
Taking all these matters into consideration, the proposed zone is consistent
with the State Policy on Water Quality and Management 1997.

State Policy on the Protection of
Agricultural Land 2009

Due to the land not being private freehold or leased crown land, it is not
classified as agricultural land. The land is located on Launceston’s urban fringe
and is not currently being used for agricultural purposes. Given this, there is no
significant agricultural potential for the site. As such, the State Policy on the
Protection of Agricultural Land 2009 does not apply to the proposed
declaration.

National Environmental Protection
Measures?:

Air Toxics NEPM
Ambient Air Quality NEPM

Assessment of Site
Contamination NEPM

Diesel Vehicle Emissions NEPM

Movement of Controlled Waste
between States and Territories
NEPM

The future residential subdivision will allow for future residential uses, which
are relatively benign. In this context, the listed NEPMs are not applicable to this
HLSO.

22 The State Policies and Projects Act 1993 recognises National Environmental Protection Measures (NEPMs) as State Policies.
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e National Pollutant Inventory (NPI)
NEPM

e Used Packaging Materials NEPM

5.5.2

Northern Tasmania Regional Land Use Strategy

The Northern Regional Land Use Strategy (RLUS), as amended, is the statutory regional plan for Northern Tasmania. It
applies to all land in the northern region of Tasmania (including the Launceston LGA). It sets out the strategy and policy
basis to facilitate and manage change, growth, and development to 2032.

To ensure the Minister can be satisfied that assigning the intended zone to Wildor Crescent HLSO is consistent with the

Northern RLUS, the table below identifies the most relevant parts of the strategy and demonstrates that the intended

zone is consistent with each part.

Part A Introduction

Intended Zone’s Consistency with the Northern RLUS

A.2 The region’s planning schemes and policy
decision making are expected to advance and
implement the RLUS, which is a strategy to guide
decision making on projects impacting on the
region.

The intended General Residential Zone at 50 Wildor
Crescent is consistent with the intent of the Northern RLUS,
as demonstrated below in this table.

A3.1 A strategic context for the RLUS is provided
by the Federal Government’'s Smart Cities Plan
2016, which is comprised of three pillars:

e  Smart Investment — will prioritise projects that
meet broader economic and city objectives
such as accessibility, jobs, affordable housing
and healthy environments;

e Smart Policy — will collect and analyse data
about the performance of our cities to
measure policies and respond to new needs;
and

e  Smart Technology — will embrace new
technology with the potential to revolutionise
how cities are planned, function, and
economic growth

The proposed rezoning will provide for a subdivision which:

e supplies affordable housing in a healthy environment so
that a broad sector of people experiencing housing
stress can live in Launceston in close proximity to health
and community services, employment opportunities and
consumer markets;

e will increase the supply of affordable housing land to
meet the demonstrated demand outlined in Section 5.2
of this report; and

e can incorporate smart infrastructure and services e.g.
solar power linked to a smart grid and shared battery
storage to improve efficiencies and provide for cheaper
electricity for houses; electric vehicle charging stations;
smart street lighting.

A.3.3 The Tasmania Planning Reform since 2014
have provided for a statewide Tasmanian
Planning Scheme (TPS), comprised of the State
Planning Provisions (SPP) and Local Provisions
Schedules (LPS) prepared by the ColL’s planning
authority.

As the Launceston Interim Planning Scheme 2015 is the
applicable scheme, A3.3 is not relevant to the proposed
HLSO.

A.3.4 The Greater Launceston Plan provides an
overarching metropolitan regional framework,
consistent with the RLUS in seeking to provide for
the effective provision of land; a structured and
consolidated urban area; a central city focus with
well-serviced suburbs; and an emphasis on
accessibility, regional connectivity, open space
and employment.

Given its location on the fringe of Launceston’s urban area,
the site is well-placed in terms of regional connectivity and
access to employment. The proposed rezoning will provide
for a residential subdivision that merges with the existing
Ravenswood suburb, is well-serviced with integrated
footpaths and roads, and contains adequate open space.

Part B Regional Profile

Relevance to the HLSO

B1 Regional Settlement: Household size in
Northern Tasmania is declining, the population is
ageing, with the greater proportion of the elderly

The proposed rezoning can provide for a smart, sustainable
subdivision capable of accommodating more than 10
dwellings per hectare, while integrating with the adjoining
serviced urban land.

ref: P.21.0664 PLA Wildor HLSO REP Rev01 DF/md
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being single or widowed. Density of residential
settlement patterns, particularly within more built
up settlement, is low, with fewer than 10 dwellings
per hectare. Part of this settlement has moved
outward into the non-urban landscape areas of the
region, which is considered unsustainable.

B1 High Levels of Liveability: The region
continues to attract residents from mainland
Australia seeking the particular lifestyle attributes
and the major support facilities and services in
education, health, sport, recreation and culture
that the region offers.

Given its location on the fringe of Launceston’s urban area,
the site is advantageously located for health, education,
sporting, recreational and health services. The proposed
rezoning will provide for a residential subdivision that
encourages healthy lifestyles with adequate provision for
walking, cycling and public open space.

B1 Environment: Northern Tasmania’s landscape
beauty, biodiversity and natural resources are
recognised internationally. Its natural environment
and natural resources generate much of the
region’s wealth.

A Natural Values Assessment (NVA) has been prepared for
the rezoning proposal and is located in the Ravenswood
Local Strategy 2021 at Appendix B of this report. The NVA
indicated that the site (at the time of inspection) was infested
with weeds, including gorse, blackberry and hawthorn. Since
the NVA was prepared in August 2021, the weeds have been
cleared and mulched in order to enable an Aboriginal
Heritage Assessment to be carried out. While there are some
native species on the site, including emerging wattle, the
NVA also demonstrates that there is no threatened
vegetation on the site. Given these matters, it is reasonable
to assume that the site can be cleared in order to make way
for the future residential development.

Following development of the subdivision, the integrated
planting of trees, other vegetation and water sensitive urban
design features will ensure that new habitats are created, to
encourage suburban wildlife to inhabit the site.

B2 Regional Opportunities: The region continues
to attract residents from mainland Australia
seeking lifestyle attributes alongside major
facilities and services.

Given its location on the fringe of Launceston’s urban area,
the site is advantageously located alongside major facilities.
The proposed rezoning will provide for a residential
subdivision that can help accommodate housing resulting
from new residents in Launceston (inward migration may
drive up house prices resulting an increased demand for
affordable housing land)

B3 Aged Health Care Housing and Services An
ageing population leads to a growing dependency
ratio, increased service industries and alternate
housing types and sizes.

Given its location on the fringe of Launceston’s urban area,
the site is advantageously located close to health, community
and employment services. The proposed rezoning should
provide for a residential subdivision that can accommodate
alternate housing types and sizes

Part C Regional Strategic Planning Framework

Relevance to the HLSO

C.1 The Vision for Northern Tasmania is to create

a region within which:

e All communities enjoy a positive, affordable
and competitive future;

e Councils and communities work
cooperatively;

e  Sustainable economic prosperity flourishes;

e Valued environmental features and assets
are promoted; and

e Quality of life is enhanced and people are
moved to live, invest and visit Northern
Tasmania.

The proposed rezoning is consistent with C.1 because it will
provide for a residential subdivision that:

e Improves the supply of affordable housing to enable a
new community that can enjoy a positive and
competitive future

e Includes adequate levels of amenity, liveability and
service provision, to ensure that CoL and the future
residents work cooperatively

e Results in new affordable homes in which people can
prosper

e Incorporates valued environmental features and assets;
and

e Enhances the quality of life for future residents.

Part D Regional Land Use Categories

Relevance to HLSO

D.1 Introduction to Categories

After reviewing Part D2.1.2, including Map D1 (Figure 13
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D1.1 Purpose of Categories

below), it can be determined that:
e Urban Growth Areas include Future Investigation Areas;

e Future Investigation Areas include Reserve Investigation
Areas; and

e The proposed rezoning site at 50 Wildor Crescent is
located within a Strategic Reserve Investigation Area at
Ravenswood.

D.2.1.1 Urban Growth Areas — Key Principles

As demonstrated in the Ravenswood Local Strategy 2021 at
Appendix B of this report, the proposed rezoning is assessed
against all of the Key Principles listed under Part D.2.1.1.3
After considering the assessment of these matters, the
strategy demonstrates that the land at 50 Wildor Crescent
can be rezoned from the Rural Resource Zone to the
General Residential Zone.

D.2.1.2 Urban Growth Areas:

Under Part D2.1.1, Map D1 identifies a ‘Future Investigation
Area: Strategic Investigation Area’ at Ravenswood, which
includes the proposed rezoning site at 50 Wildor Crescent.

Part D.2.1.2 enables land within Urban Growth Areas,
including Future Investigations Areas: Strategic Investigation
Areas to be rezoned after considering the matters listed
under Part D2.1.1 and D.2.1.2. The Ravenswood Local
Strategy 2021 (Appendix B) assesses the proposed rezoning
against these matters and demonstrates that the Minster of
Planning can rezone the land at 50 Wildor Crescent from the
Rural Resource Zone to the General Residential Zone.

Part E Regional Planning Policies & Actions

Intended Zone’s Consistency with Policies

RSN-P1 Urban settlements are contained within
identified Urban Growth Areas. No new discrete
settlements are allowed and opportunities for
expansion will be restricted to locations where
there is a demonstrated housing need, particularly
where spare infrastructure capacity exists
(particularly water supply and sewerage).

As the intended zone is located in an existing settlement (the
Ravenswood suburb) and is in close proximity to
Launceston’s existing services and infrastructure, including
water supply and sewerage, it is consistent with RSN-P1.

RSN-A1 Provide an adequate supply of well-
located and serviced residential land to meet
projected demand. Land owners/developers are
provided with the details about how development
should occur through local settlement strategies,
structure plans and planning schemes. Plans are
to be prepared in accordance with land use
principles outlined in the RLUS, land capability,
infrastructure capacity and demand.

The intended zone has the potential to provide 158 new
residential lots on well-located and serviced residential land,
which will help satisfy Launceston’s demand for affordable
housing, as outlined in Section 5.2 above. This HLSO report
and the Ravenswood Local Strategy 2021 at Appendix B
demonstrate that the intended zone is in accordance with the
land use principles outlined in the RLUS, land capability,
infrastructure capacity and demand. Therefore, the intended
zone is consistent with RSN-AL.

RSN-A2 Land supply will be provided in
accordance with the Key Principles through local
strategy for Urban Growth Areas which include:

e  Priority Consolidation Areas
e  Supporting Consolidation Areas
e  Growth Corridor

e  Future Investigation Areas.

The intended zone is located in an identified Future
Investigation Area at Ravenswood. This HLSO report and the
Ravenswood Local Strategy 2021 at Appendix B
demonstrate that the intended zone is in accordance with the
land use principles outlined in the RLUS, land capability,
infrastructure capacity and demand. Therefore, the intended
zone is consistent with RSN-A2.

RSN-A3 Apply zoning that provides for the

The intended zone will restructure underutilised (vacant)

3 The Ravenswood Local Strategy 2021 does not follow the order of the Key Principles as they are listed under D.2.1.1 but does
include all relevant matters, as well as all relevant matters listed under D.2.1.2. The reason for changing the order is so that certain
matters such as the railway and bushfire setbacks can be analysed before other matters.
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flexibility of settlements or precincts within a
settlement and ability to restructure under-utilised
land.

land, which is located in an identified Future Investigation
Area (precinct) at Ravenswood. Therefore, the intended zone
is consistent with RSN-A3.

RSN-P2 Provide for existing settlements to
support local and regional economies, concentrate
investment in the improvement of services and
infrastructure, and enhance quality of life.

The intended zone will increase residential land supply and
enable more people to live in an existing settlement to
support the local and regional economy. Investment in
services and infrastructure can be targeted with efficiency in
this existing settlement. The subsequent subdivision can be
designed to enhance the quality of life for future residents.
Therefore, the intended zone is consistent with RSN-P2.

RSN-A4 Provide for the long term future supply of
urban residential land that matches existing and
planned infrastructure capacity being delivered by
TasWater, specifically in parallel with existing
water and sewerage capacity and required
augmentation to meet urban development growth
and capacity — both residential and industrial.

The intended zone will provide additional residential land
supply in an existing settlement, which is in close proximity to
existing reticulated services and infrastructure. Therefore, the
intended zone is consistent with RSN-A4.

RSN-A5 Provide a diverse housing choice that is
affordable, accessible and reflects changes in
population, including population composition.
Ageing populations and single persons should be
supported to remain in existing communities as
housing needs change; ‘ageing in home’ options
should be provided.

The intended zone will provide additional affordable housing
land for Launceston, which will help meet a demonstrated
demand for such land (see Section 5.2 above). The future
subdivision will provide a range of residential lot sizes, which
will enable a range of accessible housing types to be
developed. Therefore, the intended zone is consistent with
RSN-AS.

RSN-A6 Encourage urban residential expansion
in-and-around the region’s activity centre network
to maximise proximity to employment, services
and the use of existing infrastructure, including
supporting greater public transport use and
services.

The intended zone is in close proximity to Launceston’s
existing services and infrastructure, including existing bus
stops on Wildor Crescent. Therefore, the intended zone is
consistent with RSN-AG6.

RSN-P5 Encourage a higher proportion of
development at high and medium density to
maximise infrastructure capacity. This will include
an increased proportion of multiple dwellings at
infill and redevelopment locations across the
region’s Urban Growth Areas to meet residential
demand.

The intended General Residential zone is located between
existing General Residential areas and will enable an
increased proportion of multiple dwellings to be developed.
Therefore, the intended zone is consistent with RSN-P5.

RSN-A10 Apply zoning provisions which provide
for a higher proportion of the region’s growth to
occur in suitably zoned and serviced areas. The
application of Urban Mixed Use, Inner Residential
and General Residential Zones should specifically
support diversity in dwelling types and sizes in
appropriate locations.

Rezoning the land from Rural Resource to General
Residential will enable a higher density of residential
development to occur in a suitably located and serviced area.
The subsequent subdivision will support a diversity in
dwelling types and sizes in an appropriate location.
Therefore, the intended zone is consistent with RSN-A10.

RSN-P8 New development is to utilise existing
infrastructure or be provided with timely transport
infrastructure, community services and
employment.

The rezoning site is located in close proximity to public and
commercial services, public transport and places that may
provide opportunities for employment. Therefore, the
intended zone is consistent with RSN-P8.

RSN-P11 Coordinate land use and transport
planning and the sequence of development with
timely infrastructure provision.

Due to its location, the rezoning site will not conflict with the
existing transport or infrastructure networks. Therefore, the
intended zone is consistent with RSN-P11.

RSN-P12 Connect active transport routes to
improve accessibility and encourage transport use

The intended zone will result in a future residential
subdivision with provision for walking and cycling networks
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by a broader range of people.

that link to the existing networks (footpaths and roads)
adjacent the site. Therefore, the intended zone is consistent
with RSN-P12.

RSN-P15 In established urban areas where an
existing urban or heritage character study has
been undertaken and adopted by Council, provide
for development that is consistent with that study
and reinforces and enhances the strengths and
character of the area in which it is set.

There are no applicable existing urban or heritage character
studies for the rezoning site. Therefore, the intended zone is
consistent with RSN-P15.

RSN-P17 Provide accessible and high-quality
public open space in all new ‘Greenfield’ and infill
development by creating well-designed public
places.

The site is large enough to contain a residential subdivision
with accessible and high-quality public open space public to
meet the needs of future residents. Therefore, the intended
zone is consistent with RSN-P17.

RSN-P20 Provide a variety of housing options to
meet diverse community needs, and achieve
housing choice and affordability.

The intended zone will provide additional affordable housing
land for Launceston, which will help meet a demonstrated
demand for such land (see Section 5.2 above). The future
subdivision will provide a range of residential lot sizes, which
will enable a range of accessible housing types to be
developed. Therefore, the intended zone is consistent with
RSN-P20.

RSN-A19 Review the community needs for
housing provision and affordability.

Section 5.2 and the Ravenswood Strategy 2021 at Appendix
B demonstrates that Launceston has an existing demand for
housing provision and affordability. Therefore, the intended
zone is consistent with RSN-P19.

SI-PO4 Allow for a greater choice in housing
types.

The intended zone will provide additional affordable housing
land for Launceston, which will help meet a demonstrated
demand for such land (see Section 5.2 above). The future
subdivision will provide a range of residential lot sizes, which
will enable a greater choice in housing types to be
developed. Therefore, the intended zone is consistent with
SI-PO4.

SI-A03 Allow for increased housing densities in
locations that are accessible to shops, transport
networks and other community services and
facilities.

The rezoning site is located in close proximity to public and
commercial services, public transport community services.
Therefore, the intended zone is consistent with SI-A03.

SI-A04 Planning schemes are to support the
provision of social housing in residential areas.

The intended zone will provide additional affordable and
social housing land for Launceston, which will help meet a
demonstrated demand for such land (see Section 5.2 above).
The future subdivision will provide a range of residential lot
sizes, which will enable a range of accessible housing types
to be developed. Therefore, the intended zone is consistent
with SI-A04.

CH-P02 Recognise, manage and preserve
regional archaeological values

The Aboriginal Heritage Assessment (AHA) (provided in the
Ravenswood Local Strategy 2021 at Appendix B)
demonstrates that there will be no significant impacts on
Aboriginal or cultural heritage values as a result of the
proposed rezoning. The AHA indicates that there are no
Aboriginal heritage constraints to the rezoning. The AHA was
referred to Aboriginal Heritage Tasmania (AHT), which has
no objections (in principle) to the future development
proceeding. Therefore, the intended zone is consistent with
CH-PO2.

BNV-P02 Except where planning scheme
provisions provide for exemptions, restrict land
clearing and disturbance of intact natural habitat
and vegetation areas, including areas of forest
and non-forest communities declared under the
Nature Conservation Act, coastal wetlands and

A Natural Values Assessment (NVA) has been prepared for
the rezoning proposal and is located in the Ravenswood
Local Strategy 2021 at Appendix B of this report. The NVA
indicated that the site (at the time of inspection) was infested
with weeds, including gorse, blackberry and hawthorn.

Since the NVA was prepared in August 2021, the weeds
have been cleared and mulched in order to enable an
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remnant and appropriate cultural vegetation within
settlement areas.

Aboriginal Heritage Assessment to be carried out. While
there are some native species on the site, including
emerging wattle, the NVA also demonstrates that there is no
threatened vegetation on the site. Given the lack of native
vegetation and other natural values on the site the intended
zone is consistent with BNV-P02.

BNV-P03 Land use planning is to minimise the
spread and impact of environmental weeds.

The intended zone will allow for a future residential
subdivision that can be developed to clear existing weed
infestations, and subsequently managed to minimise the
spread and impact of environmental weeds. Therefore, the
intended zone is consistent with BNV-P03.

NH-P03 Future land use and development is to
minimise risk to people and property resulting from
bushfire hazard.

NH-AO06 Subdivision design is to respond to
bushfire hazard risks by providing for alternative
access, building setbacks and buffer distances
based on current best practice.

The Bushfire Hazard Management Advice contained within
the Ravenswood Local Strategy 2021 at Appendix B
demonstrates that the land can accommodate a future
residential subdivision with hazard management areas which
will achieve the separation distance required for BAL-19.
This code will not apply to the development of future
dwellings but will apply to any proposals for assisted
housing, residential care facility, respite centre or retirement
village. The required bushfire setbacks will not apply
significant constraints for future residential development, and
multiple site accesses can be achieved on Wildor Crescent.
Therefore, the intended zone is consistent with NH-P03 and
NH-AQ6.

NH-A02 Permit appropriate land uses and urban
development in areas of susceptibility only where
risk is very low or where it can be managed by
prescriptive controls to avoid undue risk to
persons including life of loss and damage to

property.

A 50 m building setback will from the rail reserve will ensure
that the future residential uses are not developed within the
narrow strip of Low Hazard Landslide Band adjacent the
railway line. Therefore, the intended zone is consistent with
NH-A02.

CCA-P1 Encourage energy efficient building use
and design.

The intended zone will result in a new residential zone with a
range of lot sizes that will ensure appropriate solar
orientation for future houses. Therefore, the intended zone is
consistent with CCA-P1.

CW-PO1 Protect and improve the ecological
integrity of coastal environments.

Future residential development in the rezoning site will be
located at approximately 250 m from the North Esk River,
and will have no significant impacts on the ecological
integrity of coastal environments. Therefore, the intended
zone is consistent with CW-POL1.

CW-PO4 Protect the visual integrity of coastal
landscapes.

Future residential development in the rezoning site will be
located at approximately 250 m from the North Esk River. As
demonstrated by the Landscape Impact Assessment in the
Ravenswood Local Strategy 2021 (Appendix B), landscape
impacts can be satisfactorily mitigated by ensuring that
certain areas of vegetation are retained and ensuring that a
future residential subdivision is developed with tree-lined
streets and adequate levels of public open space with trees
and other vegetation. Therefore, the intended zone is
consistent with CW-PO4.

LSA-PO2 Protect specific topographic or natural
features of significant scenic/landscape
significance.

As demonstrated by the Landscape Impact Assessment in
the Ravenswood Local Strategy 2021 (Appendix B),
landscape impacts can be satisfactorily mitigated by ensuring
that certain areas of vegetation are retained and ensuring
that a future residential subdivision is developed with tree-
lined streets and adequate levels of public open space with
trees and other vegetation. Therefore, the intended zone is
consistent with LSA-PO2.
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Map G.1 Regional Framework Plan
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5.6 Details of any Code Restrictions in the Applicable Planning Scheme (Section

6(1)(b) HLSA)

The Minister must be satisfied that the intended zone would not result in the use or development of land for residential

purposes that would not be significantly restricted by the requirements of any code. The table below demonstrates that

the intended General Residential Zone would not be significantly restricted by the requirements of any code contained
within the Launceston Interim Planning Scheme 2015. Where appropriate to help the analysis, the comments below
make reference to the Launceston Draft LPS and future Tasmanian Planning Scheme (TPS), which was exhibited in

September 2021.

Code Comment

E1 Bushfire-Prone Areas
Code

Under the current planning scheme, the rezoning site is wholly located within the
Bushfire-Prone Areas Overlay (see Figure 5), and this code applies to future
subdivision. The Bushfire Hazard Management Advice contained within the
Ravenswood Local Strategy 2021 demonstrates that the land can accommodate a
future residential subdivision with hazard management areas which will achieve the
separation distance required for BAL-19. This code will not apply to the development
of future dwellings but will apply to any proposals for assisted housing, residential
care facility, respite centre or retirement village. As demonstrated in the
Ravenswood Local Strategy 2021 at Appendix B, required bushfire setbacks will not
apply significant constraints for future residential development.

Under the Draft LPS, the site is wholly located within the Bushfire-Prone Areas
Overlay, so the future bushfire code will contain the same planning requirements as
the interim scheme.

22

ref: P.21.0664 PLA Wildor HLSO REP Rev0l1 DF/md



Code

Comment

E2 Potentially
Contaminated Land Code

Not applicable under the current interim scheme or the future TPS.

E3 Landslide Code

This code applies due to a narrow strip of land adjacent the railway being subject to
the Low Hazard Landslide Band (see Figure 7). Under the Draft LPS, the same narrow
strip of Low Hazard Landslide Band is identified in an overlay. This means that the
respective landslide codes under both existing and future schemes will apply for
development within this narrow strip.

However, these codes will not affect the development of a future residential
subdivision because it is recommended that a 50m building setback from the railway
be established for the future subdivision (see Road and Railway Assets Code below).

E4 Road and Railway
Assets Code

This code would be applicable for residential subdivision and development at the
planning permit stage. As the site is relatively large and is adequately serviced by an
existing road network, this code is unlikely to result in significant constraints for future
residential development.

However, Clause E4.6.1 (E4.6.1 Development adjacent to roads and railways) does
contain an Acceptable Solution which requires a 50m building setback from the
railway line, in order to mitigate noise impacts. While this setback can be varied, such
a variation would require future dwellings to have higher standards of noise
attenuation, which would increase development costs. The corresponding future TPS
code also has the same setback requirements. Given this, it is recommended that the
future residential subdivision incorporates a 50m building setback from its south-
western boundary with the railway.

E5 Flood Prone Areas
Code

Not applicable under the current interim scheme or the future TPS.

E6 Parking and
Sustainable Transport
Code

Applicable under the current interim scheme or the future TPS, and would be
addressed for residential development a planning permit stage. Adequate space for
residential parking can be provided and there are bus routes nearby.

E7 Scenic Management
Code

Applicable under the current interim scheme. The Landscape Impact Assessment
contained within the Ravenwood Local Strategy 2021 at Appendix B demonstrates
that a future residential subdivision should comply with the requirements of this code.

With regard to the future TPS, if the land is zoned General Residential, the Scenic
Protection Code will not apply.

E8 Biodiversity Code

Not applicable under the current interim planning scheme.

Under the Draft LPS the land is located in the Priority Vegetation Area Overlay and
the future Natural Assets Code will apply. However, as demonstrated by the NVA in
the Ravenswood Local Strategy at Appendix B, the future code will not constrain the
development of the site for residential purposes.

E9 Water Quality Code

Not applicable under the current interim scheme or the future TPS.

E10 Open Space Code

This code applies to the General Residential Zone and requires public open space to
be suitable for the needs of the community. The site is large enough to accommodate
a residential subdivision with adequate and accessible public open space to meet the
needs of future residents Therefore, the intended zone is consistent with RSN-P15.
Not applicable under the future TPS.

E11 Environmental
Impacts and Attenuation
Code

Not applicable under the interim planning scheme or the future TPS.

E12 Airports and Impact
Management Code

Not applicable under the interim planning scheme or the future TPS.

E13 Local Historic
Cultural Heritage Code

Not applicable under the interim planning scheme or the future TPS.

E14 Coastal Code

Not applicable under the interim planning scheme or the future TPS.

E15 Telecommunications
Code

Not applicable under the interim planning scheme or the future TPS.
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Code

Comment

E17 Cataract Gorge
Management Area Code

Not applicable under the interim planning scheme or the future TPS.

E18 Signs Code

Not applicable under the interim planning scheme or the future TPS.

E19 Development Plan
Code

Not applicable under the interim planning scheme or the future TPS.

5.7

Furthering the Objectives of Schedule 1 of LUPAA (s.s6(1)(c) HLSA)

The intended zone must further the objectives of the Resource Management and Planning System of Tasmania set out
in Schedule 1 to the Land Use Planning and Approvals Act 1993. The tables below demonstrate that the intended
General Residential Zone would further the relevant objectives.

Schedule 1, Part 1 — Objectives of the Resource Management and Planning System of Tasmania

Objective

Comment

(a) to promote the sustainable
development of natural and physical
resources and the maintenance of
ecological processes and genetic
diversity; and

The site is located on Launceston’s urban fringe with access to the
adjacent road and reticulated water and sewer networks. The planning
provisions of the intended General Residential Zone will provide an
established planning framework to enable an appropriate level of future
residential development to occur. Within this context, the intended zone
would enable efficient use of natural and physical resources, and will not
result in adverse impacts on ecological processes or genetic diversity.
Given this, the proposal would further objective (a)

(b) to provide for the fair, orderly and
sustainable use and development of
air, land and water; and

The planning provisions of the intended General Residential Zone will
provide an established planning framework to enable an appropriate level
of future residential development to occur. Planning permits for subdivision
and development, would enable thorough planning assessments for
subdivision and development proposals. Given this, the proposal would
further objective (b).

(c) to encourage public involvement
in resource management and
planning; and

Section 11 of the HLSA allows for public input into the HLSO process.
Consideration of the proposal will involve notice to interested persons and
the right to make submissions for consideration by the Minister before the
proposed order is laid before both Houses of Parliament. Further, the
intended zone would enable future discretionary planning permit
applications to be advertised. Given this, the proposal would further
objective (c).

(d) to facilitate economic
development in accordance with the
objectives set out in paragraphs (a),
(b) and (c); and

The intended zone will result in new affordable housing land that will
increase Launceston’s housing stock and support the housing market and
local businesses, create new jobs, increase job retention and productivity,
enable more affordable housing rents and increase local government rates.
The intended zone would enable consolidated urban development on
relatively unconstrained land with access to existing road, reticulated
services and community infrastructure. It would facilitate affordable housing
development and the associated economic development outcomes. Given
this and the above responses to (a) (b) and (c), the proposal furthers
objective (d).

(e) to promote the sharing of
responsibility for resource
management and planning between

The Order must be referred to interested persons for comment including
ColL, TasWater, and other relevant Agencies for comment as required by
Section 11 of the HLSA. Further, the intended zone would enable future
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Schedule 1, Part 1 — Objectives of the Resource Management and Planning System of Tasmania

Objective

Comment

the different spheres of Government,
the community and industry in the
State.

planning permit applications to be referred to relevant authorities. Given
this, the proposed Amendment furthers objective (e).

Schedule 1, Part 2 — Objectives of the

Planning Process Established by this Act

Objective

Comment

(a) to require sound strategic planning
and coordinated action by State and
local government; and

Subsection 5.5.1 of this report demonstrates that the intended General
Residential Zone is consistent with the State Policies and with the
Northern RLUS (which has been approved by the Minister of Planning
and the Col).

With regard to CoL’s Strategic Plan 2014-2024, the intended zone is
consistent with the following 10-year goals:

e to foster creative and innovative people and industries:

o as the proposal will provide affordable housing land for
creative and innovative people

e to promote Launceston as a unique place to live, work, study and
play:
o as the provision of affordable housing land will ensure that
life in Launceston can be enjoyed by a broad section of the
community

e to ensure Launceston is accessible and connected through efficient
transport and digital networks:

o as the intended zone will not conflict with existing networks

e to offer access to services and spaces for all community members
and to work in partnership with others to address the needs of
vulnerable and diverse communities:

o as providing affordable housing land will ensure these
services and spaces can be utilised by a broad section of
the community

e toreduce the impacts on our natural environment and to build
resilience to the changing intensity of natural hazards:

o as the intended zone can be developed with acceptable
impacts (as demonstrated throughout this report)

e to drive appropriate development opportunities as well as
infrastructure, land use planning and transport solutions:

o as affordable housing land can be provided on the site
which is advantageously located adjacent existing
infrastructure and transport solutions, and it can be
developed in ways that mitigate potential land use conflict

e to develop a strategic and dedicated approach to securing economic
investment in Launceston:

o as the provision of affordable housing land at this site
represents a strategic economic investment by the State
Government, which will have the ongoing economic benefits
associated with affordable housing (as demonstrated
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throughout this report)

e to communicate and engage consistently and effectively with our
community and stakeholders:

o as the HLSA provides for an adequate level stakeholder
engagement; and

e to seek and champion collaboration to address major issues for
Northern Tasmania:

o as providing affordable housing land at this location will
enable opportunities for the public and private sector to
ease housing stress in Launceston, which is a
demonstrated regional issue.

Col’s Strategic Plan is structured on the policy directions of the Greater

Launceston Plan 2014 (GLP). The intended zone is consistent with the

GLP’s following policy directions:

e Liveability and Amenity Key Direction to support initiatives that build
improvements to sustainable liveability and amenity that contribute to
the health and wellbeing of the community:

o as the intended zone will provide affordable housing land in
a healthy environment so a broad sector of people can live
in Launceston in close proximity to health and community
services, employment opportunities and consumer markets;

e Connected and Networked Region Key Direction to encourage and
facilitate the development of connected communities and social
networks to achieve cohesive, interactive, creative and resilient
communities:

o as the intended zone can provide for a new inclusive
community in close proximity to services and access to road
and public transport, and with new walking and cycling
opportunities;

e Building Diversity Key Direction to ensure that the planning of the
growth areas provides opportunities for housing and demographic
diversity:

o as the intended zone will provide affordable housing land for
people experiencing housing stress;

e Social Inclusion and Equity Key Direction to strengthen social
inclusiveness, including access to services and planning and
liveability:

o as the intended zone will provide affordable housing land
with access to services and a planning framework which will
ensure high levels of planning and liveability;

e Environmental Sustainability Key Direction to protect and manage
biodiversity, remnant vegetation and high value habitat areas:

o asthe NVA in the Ravenswood Local Strategy 2021
demonstrates there is no threatened vegetation on the site,
and that it is infested with declared weed species. Further,
the future residential subdivision can be developed to clear
weeds, retain native vegetation and plant new native
vegetation to ensure that natural values are improved,

e Economic Development Key Direction to maximise regional
advantage and competitiveness by focusing on strategic
development and investment that builds on the greater city’s
strengths and opportunities:

o as the provision of affordable housing land will increase

ref: P.21.0664 PLA Wildor HLSO REP Rev01 DF/md



Launceston’s housing stock and support the housing market
and local businesses, create new jobs, increase job
retention and productivity, enable more affordable housing
rents and increase local government rates.

Given the abovementioned matters, the intended zone will further
objective (a).

(b) to establish a system of planning
instruments to be the principal way of
setting objectives, policies and
controls for the use, development and
protection of land; and

The intended zone would be consistent with the General Residential
Zone in the applicable scheme i.e. there is no proposal to amend the
standard zone provisions. This would be consistent with Tasmania’s
established system of planning instruments for setting objectives, policies
and controls for the use, development and protection of land. Given this,
the intended zone would further objective (b).

(c) to ensure that the effects on the
environment are considered and
provide for explicit consideration of
social and economic effects when
decisions are made about the use
and development of land; and

The format and planning provisions of the intended General Residential
Zone are established within the interim planning scheme, and would
provide an accepted planning framework that enable consideration of
environmental, social and economic effects. Further, the zone would not
prevent consideration of the Landslide Code or the Bushfire-prone Areas
Code, which are the only environmental codes which affect the land.
Future residential subdivision and development can incorporate water
sensitive urban design principles to enhance landscaping, placemaking
and to support the health and wellbeing of future residents. A healthy,
attractive residential development in this location will also help maintain
property values in the Ravenswood area. Given these matters, the
intended zone would further objective (c).

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

The format and planning provisions of the intended General Residential
Zone are established planning provisions that have been designed to be
easily integrated with environmental, social, economic, conservation and
resource management policies at State, regional and municipal levels.
Given this, the intended zone furthers objective (d).

(e) to provide for the consolidation of
approvals for land use or
development and related matters, and
to co-ordinate planning approvals with
related approvals; and

The format and provisions of the intended zone would provide an
established framework for managing land use and development that
would assist in coordinating planning approvals with related approvals.
Given this, the proposal furthers objective (e).

(f) to promote the health and
wellbeing of all Tasmanians and
visitors to Tasmania by ensuring a
pleasant, efficient and safe
environment for working, living and
recreation; and

The intended zone is an established zone within Tasmania’s statutory
planning framework, and would assist in the provision of a diversity of
affordable housing outcomes within close proximity to surrounding
services, employment opportunities and amenities. Given this, the
intended zone furthers objective (f).

(g) to conserve those buildings, areas
or other places which are of scientific,
aesthetic, architectural or historical
interest, or otherwise of special
cultural value; and

As there are no identified heritage buildings or places, nor conservation
areas that would be affected by the intended zone, objective (g) is not
relevant.

(h) to protect public infrastructure and
other assets and enable the orderly
provision and co-ordination of public

The intended zone would provide an established planning framework,
which would ensure that permit applications are considered against the
need to protect public infrastructure and other assets and enable the
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utilities and other facilities for the orderly provision and co-ordination of public utilities and other facilities.for
benefit of the community; and the benefit of the community. Further, consultation with interested
persons (e.g. government agencies) must occur before the Order is
considered by Parliament. Given this, the intended zone furthers
objective (h).

(i) to provide a planning framework The intended zone would provide an established planning framework that
which fully considers land capability. would enable full consideration of land capability in relation to
development proposals. Given this, intended zone furthers objective (i).

5.8 Consistency with the Purpose of the General Residential Zone and the Section

8 Guidelines LUPAA (Section 6(1)(d) HLSA)

Before declaring the intended zone as the General Residential Zone, the HLSA requires consideration of Guideline No 1

— Local Provisions Schedule (LPS): zone and code application (2018)*. An assessment against the relevant parts of th
guideline is in the table below.

e

Zone Application Assessment
Zone 10.0 General Residential Zone The proposed zoning is consistent with this terminology.
The purpose of the General Residential Zone is: The proposed rezoning is consistent with the General

Residential Zone’s purpose statements for the following
8.1.1 To provide for residential use or development | reasons:
that accommodates a range of dwelling types

where full infrastructure services are available or 1) Communities Tasmania’s objective for the site is to
can be provided. provide affordable housing land that will enable a range
of appropriate dwelling types within the zone’s density
8.1.2 To provide for the efficient utilisation of requirements;
available social, transport and other service
infrastructure. 2) As demonstrated throughout this report, the rezoning site
is advantageously located in close proximity to social,
8.1.3 To provide for non-residential use that: transport and other service infrastructure;
(a) primarily serves the local community; and (a) The proposed rezoning will enable non-
residential uses such as Utilities or Community
(b) does not cause an unreasonable loss of Purpose to occur, which will serve the
amenity through scale, intensity, noise, activity community;
outside of business hours, traffic generation and
movement, or other off site impacts. (b) Non-residential uses, such as Utilities or
Community Purpose, are relatively benign uses
8.1.4 To provide for Visitor Accommodation that is that will not adversely impact on residential
compatible with residential character. amenity; and

3)  While itis unlikely that the Visitor Accommodation use
will be developed as a result of the rezoning, the
intended zone will allow for this use to be considered.

4 This Guideline has been issued by the Tasmanian Planning Commission under section 8A of the Land Use Planning and Approvals
Act 1993 with the approval of the Minister for Planning and Local Government.
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GRZ 1 The General Residential Zone should be
applied to the main urban residential areas within
each municipal area which:

a) are not targeted for higher densities (see Inner
Residential Zone); and

b) are connected, or intended to be connected, to
a reticulated water supply service and a
reticulated sewerage system.

The proposed rezoning is consistent with the GRZ 1
guidelines because the site is largely surrounded by
residential zoned land, and:

a) the site and adjacent areas are unlikely to be targeted for
higher density in the foreseeable future, due to the site’s
location and the established residential area; and

b) the site can be connected to the reticulated water and
sewer networks.

GRZ 2 The General Residential Zone may be
applied to green-field, brown-field or grey-field
areas that have been identified for future urban
residential use and development if:

() within the General Residential Zone in an
interim planning scheme;

(b) within an equivalent zone under a section 29
planning scheme; or

(c) justified in accordance with the relevant regional
land use strategy, or supported by more detailed
local strategic analysis consistent with the relevant
regional land use strategy and endorsed by the
relevant council; and

(d) is currently connected, or the intention is for the
future lots to be connected, to a reticulated water
supply service and a reticulated sewerage system,

GRZ 2 is not relevant as this site is considered residential
infill development.

The proposal to rezone the site is justified by the detailed
local strategic evidence provided throughout this report.
Further, subsection 4.1.5 of this report demonstrates that
some of the land is connected to reticulated water and sewer
networks, and the rest of the land is in close proximity to
these networks.

The proposed application of the GRZ to this site is
considered appropriate under GRZ 2 (c) and (d).

GRZ 3 The General Residential Zone should not
be applied to land that is highly constrained by
hazards, natural values (i.e. threatened vegetation
communities) or other impediments to developing
the land consistent with the zone purpose of the
General Residential Zone, except where those
issues have been taken into account and
appropriate management put into place during the
rezoning process.

The proposed rezoning is consistent with the GRZ3
guidelines for the following reasons:

e the Bushfire Hazard Management Advice in the
Ravenswood Local Strategy 2021 at Appendix B
demonstrates that the land can be developed for
residential purposes

e a building setback of 50 m from the railway line boundary
is recommended because this would enable dwellings to
be constructed without noise or vibration attenuation
measures being imposed by the provisions of the Road
and Railway Assets Code

e the 50 m building setback will ensure that future
residential development does not occur within the narrow
strip of Low Hazard Landslide Band adjacent the railway
line

e the NVA in the Ravenswood Local Strategy 2021
(Appendix B) demonstrates that there is no threatened
vegetation on the site, and that it is infested with
declared weed species. Further, the future residential
subdivision can be developed to clear weeds, retain
native vegetation and plant new native vegetation to
ensure that natural values are improved; and

e as demonstrated by the Landscape Impact Assessment
in the Ravenswood Local Strategy 2021 (Appendix B),
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landscape impacts can be satisfactorily mitigated by
ensuring that certain areas of vegetation are retained
and ensuring that a future residential subdivision is
developed with tree-lined streets and adequate levels of
public open space with trees and other vegetation.

5.9 Consideration of any Environmental, Economic and Social Effects (Section
6(1)(e) HLSA)

Before assigning the intended General Residential Zone, the environmental, economic and social effects must be
considered. The table below demonstrates that the potential effects are likely to be acceptable.

Type of impact Assessment

Environmental The Ravenswood Local Strategy 2021 (Appendix B) demonstrates that the land can
be developed for residential purposes and that native vegetation can be retained, and
environmental values can be improved with the future planning of street trees.
Stormwater management obligations for subdivision and development would mitigate
adverse impacts on the environment. Further, the format and planning provisions of
the intended zone would provide an established planning framework to enable an
appropriate level of future residential development to occur. Where appropriate,
planning permit applications would undergo planning assessments, including the
consideration of environmental effects. Given this, the potential environmental impacts
are likely to be acceptable.

Economic The intended zone provides a planning framework that can enable consideration of
appropriate levels of residential development on relatively unconstrained land with
access to existing road, reticulated and community infrastructure. In doing so, it can
facilitate affordable housing development and associated economic development
outcomes such as inclusive economic growth, wealth creation, more affordable rents,
an increase in housebuilding activities, an increase in housing stock and an increase
in local government rates. Given this, the potential economic impacts are generally
positive, and likely to be acceptable.

Social The intended zone would increase the supply of affordable land in Launceston and
would help avoid homelessness, decrease housing stress, improve mental health and
increase feelings of safety. The General Residential Zone includes development
standards aimed at delivering residential development with high levels of amenity and
design to provide healthy living standards, including open space, privacy and solar
access. Given this, the potential social effects are likely to be acceptable.

5.10 Consideration of the effect on Aboriginal and cultural heritage (Section 6(1)(e)
HLSA)

The Aboriginal Heritage Assessment (AHA) (provided in the Ravenswood Local Strategy 2021 at Appendix B)
demonstrates that there will be no significant impacts on Aboriginal or cultural heritage values as a result of the
proposed rezoning. The AHA indicates that there are no Aboriginal heritage constraints, or legal impediments to the
rezoning. The AHA was referred to Aboriginal Heritage Tasmania (AHT), which has no objections in principle to the
future development proceeding.

At development stage (i.e. after rezoning), the AHA recommends that a copy of the Unanticipated Discovery Plan
should be kept on site during all ground disturbance and construction work, and all construction personnel should be
made aware of the Unanticipated Discovery Plan and their obligations under the Aboriginal Heritage Act 1975.

30

ref: P.21.0664 PLA Wildor HLSO REP Rev01 DF/md



The land is not identified in the Tasmanian Heritage Register, under the Historic Cultural Heritage Act 1995.

5.11 Consideration of land use conflict on the site and on land adjacent to the site
(Section 6(1)(f))

The intended zone must not create significant land use conflict. The table below demonstrates that the intended General
Residential Zone is unlikely to cause significant land use conflict.

Type of land use conflict Comment
Potential to cause land use conflict with an The land is vacant with no land use designated onsite. Given
existing use on any part of the land. this, the intended zone will not cause land use conflict with an

existing use on any part of the land.

Potential to cause land use conflict with the use or | The site contains enough land to ensure it is developed in a way
development of any area of land that is adjacent that complements the adjoining road and residential areas.

to the area of land. Further, the future residential subdivision will achieve significant
setbacks from the adjacent residential development to the north-
west (10m) and south-east (19m) and from the railway, potential
future road and agricultural uses to the west (50m). Given this, it
is unlikely that the intended development would create
significant land use conflict with the use or development of any
area of adjacent land.

Potential to cause land use conflict with the use or | The land is adequately serviced by the existing road, water and
development of any area of land that is likely to be | sewer networks, and the surrounding area contains a similar
affected by the use or development of the area. pattern of land use and development, which is unlikely to
change, given the existing zones shown in Figure 4 above.
Under these circumstances, it is unlikely that the intended zone
would create significant land use conflict with the use or
development of any area of land that is likely to be affected by
the use or development of the area.

5.12 Dwelling and lot density conformity to suburban density (Section 6(2)(a)
HLSA)

Before declaring the intended General Residential Zone in the Order, the Minister must be satisfied that the zone is
consistent with either subsection 6(2)(a).

Section 6(2)(a) requires the minimum lot size in the intended zone to comply with the provisions of the SPPs in relation
to the General Residential Zone, which is 450m2. However, the zone is intended to be included in the Launceston
Interim Planning Scheme 2015’s General Residential Zone, which allows for a minimum lot size of 500m?2. Therefore, in
order to be consistent with Section 6(2)(a) HLSA, the Minister must specify modified provisions under Sections 7(1) and
(2), in order to ensure the minimum lot size in the intended zone at Wildor Crescent is consistent with Section 6(2)(a).

5.13 Other zones intended for the Site (Section 6(2)(b) HLSA)

Given the above matters, it considered appropriate that the General Residential Zone is the only intended zone for the
full extent of the land. This would be consistent with surrounding General Residential zoned land and would maximise
the site’s development potential to meet Tasmania’s urgent need for affordable residential development.
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5.14 Modified Planning Provisions (Section 7(1) & (2) HLSA)

Under s.s.7(1) & (2) of the HLSA, the Minister may specify certain modified planning provisions for the intended zone. In
order to comply with Section 6(2)(a), the Minister must specify sub-clause 10.4.15 (Lot size and dimensions) of the
Launceston Interim Planning Scheme’s General Residential Zone be modified for the intended zone such that the
minimum area is 450mz.

5.15 Consultation with interested persons (s 11)

For the purposes of this HLSO, the interested parties are outlined below, with full details at Appendix D of this report:

6.

Launceston City Council;

Heads of Agencies that have an interest in whether or the manner in which the land ought to be used and or
developed including the State Rail Network and Department of State Growth;

TasWater,

TasNetworks;

TasRail;

Tasmania Fire Service;
Tasmanian Heritage Council;

Aboriginal Heritage Tasmania.

Conclusion

Given the details and considerations provided in this report, the Minister may make the proposed Order as:

the land was government land when the HLSA commenced;
the Crown Lands’ consents have been obtained;
there is a need for land to be made available for the purposes of the Homes Act 1935;

the land is in close proximity to public and commercial services, public transport and places that may provide
opportunities for employment; and

the proposed Order satisfies all relevant provisions of the HLSA.
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Proposed Instrument

Appendix A
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1. Purpose

The purpose of this local strategy is to enable the Minister of Planning to consider rezoning the eastern portion of 50
Wildor Crescent, Ravenswood from the Rural Resource Zone to the General Residential Zone.

2. Background

Communities Tasmania propose to rezone the eastern portion of 50 Wildor Crescent, Ravenswood from the Rural
Resource Zone to the General Residential Zone, under the Housing Land Supply Act 2018 (HLSA) for the purposes of a

Housing Land Supply Order (HLSO). The land is Crown Land under management of the Department of Natural
Resources and Environment Tasmania ((DNRET — formerly known as DIPIPWE).

The HLSA enables the Minister of Planning to rezone surplus Government land for residential development to accelerate
the supply of affordable housing, after considering the requirements of the Act. One of the requirements is that the
rezoning must be consistent with the Northern Regional Land Use Strategy 2021 (as amended) (RLUS).

Parts D.2.1.1 and D.2.1.2 of the RLUS require the Minister of Planning to consider a ‘local strategy’ before rezoning the
land at 50 Wildor Crescent. This is because the land is located within the Ravenswood Future Investigation Area:
Strategic Reserve Investigation Area (SRIA), as shown in Figure 1 below. This local strategy has been prepared to assist
the Minister’'s considerations.
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Figure 1 Ravenswood SRIA (source: Map D1 of the Northern RLUS 2021)
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3. Objectives of the Strategy

While this strategy mainly focuses on the intended rezoning of land at 50 Wildor Crescent, the RLUS requires the
strategy to respond to the full spatial extent of the Ravenswood SRIA. Given this, the objectives of the strategy are:

1. To enable the Minister of Planning to consider the land at 50 Wildor Crescent to be zoned General Residential for
the purposes of a Housing Land Supply Order, in order to meet a demonstrated demand for affordable housing land;
and

2. To enable Council to prepare a local strategy for the Ravenswood SRIA, for the purpose of allowing relevant
planning authorities to consider the area’s future urban growth requirements.

4. Planning Analysis for the Ravenswood SRIA

This section of the local strategy provides presents a planning analysis for 50 Wildor Crescent before providing a
pathway to enable the wider Ravenswood SRIA to be analysed by the City of Launceston Council (CoL).

4.1 Overview of the Ravenswood SRIA

As shown in Figure 1 above, the Ravenswood SRIA is contained within a bold pink boundary with grey hatching.
Following discussions with the CoL, it can be confirmed that there is no existing local strategy for this SRIA. For the
purposes of this local strategy, the SRIA’s spatial area provides for growth to occur.

The portion of land to be rezoned at 50 Wildor Crescent is within the SRIA and is shown in Figure 2 below. The western
boundary of the SRIA adjoins the Bell Bay railway line.

Figure 2 Location of 50 Wildor Crescent within Map D1 (source: Northern RLUS)
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4.2 Planning Analysis for Land to be Rezoned at 50 Wildor Crescent

The planning analysis below relies on information taken from the current Launceston Interim Planning Scheme 2015 and
other planning information contained in the appendices of this local strategy.

4.2.1 Overview of the land to be rezoned at 50 Wildor Crescent

Only the eastern portion of the land at 50 Wildor Crescent is proposed to be rezoned to General Residential. For the
purposes of this local strategy;

e the south-west boundary of the rezoning site is determined to be the appropriate boundary of the Urban Growth
Area, as shown in Figure 3 below;

e the proposed rezoning will enable residential development to occur in an area with existing linkages to the
greater urban area, as shown in Figure 4 (further below);

e the proposed rezoning would be a logical expansion of Ravenswood’s existing residential area.

For the purposes of the local strategy, the western

\

boundary of the site is determined to be
appropriate’boundary of the Urban Growth Area

Rezone eastern
portion of 50 Wildor
Cres to be rezoned to
Rail General Residential
Line

Western
portion of
50 Wildor Cres

Figure 3 Aerial photo of the land to be rezoned (source: LISTmap)
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Figure 4 Location Plan (source: LISTmap)

4.2.2 No Constraints Imposed by the Existing Land Use

The land is currently vacant and until recently overgrown with weeds, with no designated land use. Given this, the
existing land use does not provide any significant constraints for the proposed rezoning or subsequent development for
residential purposes.

4.2.3 The Land is Physically Suitable

The land is approximately 12.5 hectares and is not constrained by any physical limitations which would prevent it being
developed for residential purposes. It is well-located adjacent existing residential development with good access to the
local road network and adjacent reticulated water and sewer services, as shown in Figures 5. While the land is fairly
steep in places, it is no more steep than other residential areas in Launceston e.g. the General Residential Zone in
nearby Henry Street, to the east.

Figure 5 below shows that the site is serviced by an existing road network.
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Figure 5 The site is serviced by an existing road network (source: LISTmap)

Figure 6 below shows that the land adjoining the site is serviced by TasWater’s existing reticulated water network. It

should possible to connect the site to this network without significant challenges.

Figure 6 Reticulated water network services land shaded blue (source: LISTmap)

Figure 7 below shows that the land adjoining the site is serviced by TasWater’s existing reticulated sewer network. It

should be possible to connect the site to this network without significant challenges.

Page 8
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Figure 7 Reticulated sewer network services land shaded pink (source: LISTmap)

4.2.4 Potential Impacts on State Road and Rail Networks

A review of the current planning scheme indicates that the future development of the rezoning site will be constrained by
the railway line on the south-western boundary. A building setback of 50m from the railway line boundary is
recommended because this would enable dwellings to be constructed without noise or vibration attenuation measures
being imposed by the provisions of the current and future Road and Railway Assets Code

Information from the Department of State Growth (DSG) indicates that a future State Road may be located on the
rezoning site, adjacent and to the east of its boundary with the railway line. DSG have advised that this may result in a
potential building setback of 91m from the south-west boundary of the site. However, this is only a potential setback
because the future road is only being considered at this stage.

4.2.5 Risk from Natural Hazards can be Avoided or Managed

After reviewing the Launceston Interim Planning Scheme 2015, the only significant natural hazards with potential affect
the land are bushfire and landslide. However, these hazards do not present an unacceptable risk.

As shown below in Figure 8, under the Launceston Interim Planning Scheme 2015, the land is wholly located within the
Bushfire-Prone Areas Overlay, where the provisions of the Bushfire-Prone Areas Code applies. However, the Bushfire
Hazard Management Advice at Appendix A of this local strategy demonstrates that the land can accommodate a future
residential subdivision which incorporates hazard management areas that achieve the separation distance required for
BAL-19. To achieve adequate hazard management areas, the following building setbacks will be required:

e  24m from the south-west boundary;

e 10m from the north-west boundary;

e  Om from the north-east boundary; and
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e 19m from the south-east boundary.

Bushfire-Prone '\
Areas Overlay \

Figure 8 Bushfire-Prone Areas Overlay (brown hatching) (source: LISTmap)

As shown below in Figure 9, only a small strip of land adjacent the railway reserve is subject to the Low Hazard
Landslide Band, which means that development of land in this strip will be subject to the current and future landslide
codes. However, as a 50m building setback will be required from the rail reserve, this hazard will be excluded from future
development.

Figure 9 Landslide Planning Map (source: LISTmap)
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4.2.6 Effective Development Area and Potential Lot Yield

In order to assist with the rest of this planning analysis, it is important to consider the effective development area and
potential lot yield, in terms of the required bushfire setbacks and railway line setback, which are shown in Figure 10
below. This allows for an Effective Development Area (EDA) of approximately 9.5ha. As the land is being rezoned to
General Residential, which allows for a minimum area of no less than 500mz, the EDA would likely yield approximately
142 new residential lots (allowing 25% of the land to be used for roads, services etc).

>3 Z
> ‘e
o

¢ ‘ % 3 s

<
¢, e

Bushfire setback is 10m

Effective
Development
Area is 9.5ha

Bushfire setback 19m

Figure 10 Effective Development Area

4.2.7 Residential Demand and Supply Analysis

This section provides an analysis of residential supply and demand for the Greater Launceston Area, by identifying that:

1. the Col’s most recent residential analysis contains a number of weaknesses but does provide a reliable indication
that there is a significant shortage of residential land in the area;

2. Communities Tasmania’s data indicates that there is significant demand for affordable housing in the area, and 50
Wildor Crescent has significant potential to accommodate some of the demand; and

3. affordable housing in the area is strategically important to state and local governments, and analysis of data from
various reliable sources indicates that the area has:

e acurrent undersupply of housing;

e acurrentincrease in population, which will continue in the short term;

e acurrentincrease in house prices, which will continue in the short term;

e acurrent increase in rental costs, which will continue in the short term; and

e acurrent high demand for private housing and affordable housing, which will continue in the short term.*

! The analysis outlined in points 1 to 3 is not based on data from the Australian Bureau of Statistics’ 2021 Census because this data will
only become available between June 2022 to mid-2023.
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1. Col’s Residential Land Demand and Supply Assessment 2019 (RLDSA)

The ColL’s Residential Land Demand and Supply Assessment 2019 (RLDSA), which can be viewed at Appendix B of this
report, provides the most recent residential land use analysis for the city. For the purposes of this local strategy’s
analysis, the main elements of the RLDSA, which include a number of weaknesses, are summarised as follows:

o the RLDSA identifies that in excess of 70% of Launceston’s potential land supply is ineffective, which is a
reliable indicator that there is a need to identify an increased supply of effective housing land;

o the RLDSA relies heavily on 2016 Census data and indicates that Launceston is experiencing a significantly
lower growth rate than expected. However, it does not contain any current or emerging population growth data;

e interms of identifying housing demand trends, the RLDSA acknowledges that there are variations between the
building approvals datasets provided by the CoL and the Australian Bureau of Statistics (ABS), which raises
doubt about the accuracy of the assessment. Further, these datasets are historic and not contemporary;

o the RLDSA does not contain any qualitative or quantitative analysis of residential demand and supply from
stakeholders such as local estate agents or other housing market experts, significant landowners or government
agencies such as Communities Tasmania; and

e the RLDSA does not contain an analysis of the strategic planning requirements for Urban Growth Areas, as set
out in the Northern RLUS. Instead, it recommends its own strategic planning requirements, which are irrelevant
for the purposes of considering a rezoning within Tasmania’s statutory planning framework; and

o the RLDSA does not contain a demand and supply analysis of Launceston’s affordable housing segment, so
does not attempt to provide a supply for a demonstrated demand for this type of housing (see next subsection).

2. Affordable Housing and Site Selection

The Tasmanian Government’s Affordable Housing Strategy 2015-2025 aims to prevent housing stress and
homelessness through the provision of a new affordable supply of homes.? The Government’s Affordable Housing Action
Plan 2015-2019 articulates the priorities in housing policy that will assist in the achievement of the Strategy’s outcomes
over its first four years. A key initiative of the 2015-2019 Action Plan is the prevention of housing stress and
homelessness through new affordable supply, derived from Government-owned land. This demonstrates that there is a
need for land to be made available for the purposes of the Homes Act 1935.

To help provide the supply, the Government’s Department of Treasury and Finance released a report entitled Housing
Supply Option: A review of Government owned land holdings potentially suitable for conversion to residential housing

(March 2018). This report identified land at 50 Wildor Cr, Ravenswood in Launceston as being potentially suitable for

conversion to residential dwellings.

Demand for social and affordable housing in the CoL municipality is demonstrated through the Housing Register in
Tasmania (Housing Register). The register’'s demand figures indicate that 736 applicants are waiting for a home in the
Launceston municipality based on first suburb preference. The register’s figures also show that a total of 15.7% of all
suburb preferences in Tasmania are in the Launceston LGA. Not only does this data demonstrate the high demand for
social and affordable housing in the Launceston area, when compared with the rezoning site’s potential yield of 142 lots
it can be seen that the rezoning will not satisfy the demand.

3. The Importance of Housing Affordability and Emerging Housing Market Trends

Affordable housing in the Greater Launceston Area is strategically important for state and local governments. All of
Launceston’s most important planning strategies support population growth and access to affordable housing for the city,
including the Northern RLUS 2021, Northern Tasmania Region: Regional Economic Development Strategy 2019, the
Col’s Strategic Plan 2014-2024 and the Greater Launceston Plan 2014. Further, the Tasmanian Government’s
Population Growth Strategy (2015) relies heavily on the state’s ‘housing affordability’ to be able to identify its 50 actions

2 The strategy does this through Strategy 1: New Affordable Supply — Prevention.
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in three key areas:

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

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

e Liveability: we will build and promote Tasmania's liveability and foster a culture which is vibrant, inclusive, respectful
and supportive.

Not only is affordable housing strategically important for the Greater Launceston Area, the following analysis indicates
that it is an issue that is likely to become more important in the short term.

Published in June 2021, the Regional Movers Index (RMI), which presents a fresh analysis of movements between
Australia’s regions and capital cities, indicates that Launceston benefitted from a 2% share of all Australian migration.3
According to the RMI published in June 2021, the Launceston Local Government Area experienced 34% annual growth
in migration in the March 2021 quarter. Migration from Australia’s capitals to Launceston almost doubled in the March
2021 quarter (up by 88%). This indicates that in-migration from other parts of Australia is resulting in current population
growth for Launceston.

In order to support population growth in Launceston, the PGS provided funding for Launceston’s University of Tasmania
Campus Relocation project, which will result in an increase in staff and students living in the city. The development of the
campus is currently underway and will likely be completed in the next year or so. This indicates that Launceston will
continue to experience population growth from in-migration in the short-term, over the next few years.

According to the Real Estate Institute of Tasmania’s (REIT) June 2021 Quarterly Report, Tasmania’s housing market is
experiencing a significant undersupply of existing private houses and rental stock. 4 Unless the supply increases, the
institute considers that the housing affordability gap will continue to widen, which will result in more people experiencing
housing stress. At the same time, Launceston recorded its highest median house price ever ($461,000), which is an
increase of 22.6% on the same time last year. Across most regions in Tasmania, housing rents are increasing, and
vacancy rates in Launceston are at a historical low of 1.1%. The REIT expects the increase in house prices and rents will
continue in the short term.

Given Launceston’s significant undersupply of effective residential land, the current population growth will likely result in
a continuation of higher house prices and higher rental costs, which in turn will likely lead to more people in the city
experiencing housing stress and an increase in the demand for private and affordable housing in the short term.

4.2.8 No Significant Impacts on Natural (Biodiversity) Values
The Natural Values Assessment (NVA) at Appendix C demonstrates that the rezoning site does not include significant
biodiversity Values. More specifically, the NVA indicates that the site is infested with weeds and contains:

e No Threatened Native Vegetation Communities;

e No Threatened Flora Species; and

e No Threatened Fauna Habitat.

The NVA’s was prepared in August 2021. Since then, in November 2021, the weeds were cleared and mulched in order
for an Aboriginal Heritage assessment to be carried out.

If this land was rezoned to General Residential, a future residential subdivision can be developed to manage weed

3 Regional Movers Index (28 June 2021), Commonwealth Bank of Australia and Regional Australia Institute,
http://www.regionalaustralia.org.au/home/wp-content/uploads/2021/06/Mar21-Regional-Movers-Index-Report-210623-1.pdf.
4 Real Estate Institute of Tasmania: Media Release (28 July 2021), Real Estate Market to New Heights, Media Release,
https://reit.com.au/Portals/24/resources/media-
releases/June%202021%20REIT%20Quarterly%20Media%20Release.pdf?ver=Fngl99UjXrQGlo9qjg0MNg%3d%3d.
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regrowth, retain native vegetation in the setback areas and plant new native vegetation. Within this context, rezoning the
land has significant potential to improve the site’s biodiversity values.

As the adjacent land is being used for residential, road or railway purposes or is vacant and identified for residential
purposes, this land is unlikely to have significant natural values.

4.2.9 No Incompatible Land Uses

The land is not adjoined by incompatible land uses. Further, due to the building setback requirements for bushfire, the
railway and the future road, the future residential subdivision will achieve significant setbacks from the adjacent
residential development to the north-west (10m) and south-east (19m) and from the railway, potential future road and
agricultural uses to the west (at least 50m).

4.2.10 No Potential Loss to the Agricultural Estate

Due to the land not being private freehold or leased crown land, it is not classified as agricultural land. The land is
located on Launceston’s urban fringe and is not currently being used for agricultural purposes. Given this, the proposed
rezoning would not result in loss to the agricultural estate.

4.2.11 No Constraints on Agricultural Productivity/Infrastructure and Other Resources
The proposed rezoning and subsequent residential subdivision will not constrain agricultural productivity, infrastructure or
other resources in the area. The site adjoins the following land:

e north-west: 1 vacant residential lot and 1 rural block with 1 dwelling and a tennis coaching business

e north-east: Wildor Crescent (a local Council road)

e south-east: 1 dwelling and a vacant low density residential lot

e south-west: the railway line (40m wide reserve), with the western portion of 50 Wildor Crescent further to the
west.

There is some agricultural land, across the railway line and beyond the western portion of portion of 50 Wildor Crescent.
However, this land would not be affected by the proposed rezoning.

4.2.12 No Irrigation Districts will be Affected

The site is not located in an identified irrigation district and a residential subdivision on the site will not result in the loss of
any irrigation infrastructure.

4.2.13 Land Use Conflict is Unlikely

Due to the building setback requirements for bushfire, the railway and the future road, land use conflict arising from the
proposed rezoning is unlikely. The future residential subdivision will achieve significant setbacks from the adjacent
residential development to the north-west (10m) and south-east (19m) and from the railway, potential future road and
agricultural uses to the west (either 50m or 91m). Further, the residential densities allowable in the proposed General
Residential Zone will be similar to existing residential densities in the immediately adjacent area.

4.2.14 No Extractive Industries or Strategic Mineral Resources in the Area

There are no existing extractive industries or strategic mineral resources adjacent the site or in the surrounding area.
Given this, the proposed rezoning and subsequent residential development will have no impact on such uses.
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4.2.15 No Significant Impacts on Cultural Values

The Aboriginal Heritage Assessment (AHA) at Appendix D of this local strategy demonstrates that there will be no
significant impacts on cultural values as a result of the proposed rezoning. The AHA indicates that there are no
Aboriginal heritage constraints, or legal impediments to the rezoning.

At development stage (i.e. after rezoning), the AHA recommends that a copy of the Unanticipated Discovery Plan should
be kept on site during all ground disturbance and construction work, and all construction personnel should be made
aware of the Unanticipated Discovery Plan and their obligations under the Aboriginal Heritage Act 1975 (the Act).

4.2.16 No significant Impacts on Landscape Values

The Landscape Impact Assessment at Appendix E of this local strategy demonstrates that the potential impacts of a
future residential subdivision on landscape values will be acceptable, and that the land is suitable for the proposed zone.

4.2.17 No Potential for Conflict with State Policies.

As shown in the table below, the proposed rezoning will not conflict with State Policies.

Policies Assessment

Tasmanian State Coastal Policy 1986 | The coast relates to areas of land near the sea and the marine or tidal waters.
As the land at 50 Wildor Crescent is not located within 1km of the coast, the
Tasmanian State Coastal Policy 1986 does not apply to the proposed

declaration.
State Policy on Water Quality and The land at 50 Wildor Crescent is located within an area serviced by reticulated
Management 1997 infrastructure and is large enough to be subdivided and developed with

contemporary water sensitive urban design and other stormwater disposal
measures. Planning permit applications arising from the intended General
Residential Zone can be properly assessed in terms of water quality and
management to achieve the requirements of the State Stormwater Strategy.
Taking all these matters into consideration, the proposed zone is consistent
with the State Policy on Water Quality and Management 1997.

State Policy on the Protection of Due to the land not being private freehold or leased crown land, it is not
Agricultural Land 2009 classified as agricultural land. The land is located on Launceston’s urban fringe
and is not currently being used for agricultural purposes. Given this, there is no
significant agricultural potential for the site. As such, the State Policy on the
Protection of Agricultural Land 2009 does not apply to the proposed

declaration.
National Environmental Protection The proposed zone will not conflict with the NEPM'’s because it will not result in
Measures®: immediate development. Further, the subsequent residential subdivision is
] ] unlikely to result in a conflict because it will allow for future residential uses,
e AirToxics NEPM which are relatively benign. While the current and future planning scheme’s

. . . allow for their respective Potentially Contaminated Codes to apply where
*  Ambient Air Quality NEPM relevant, the land is not no known to be affected by hazardous toxins, air
e Assessment of Site quality problems, contamination or pollution.

Contamination NEPM
¢ Diesel Vehicle Emissions NEPM

e Movement of Controlled Waste
between States and Territories
NEPM

% The State Policies and Projects Act 1993 recognises National Environmental Protection Measures (NEPMs) as State Policies.
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e National Pollutant Inventory (NPI)
NEPM

e Used Packaging Materials NEPM

4.3 Pathway for a Planning Analysis for the Wider Ravenswood SRIA

For land outside the portion of land at 50 Wildor Crescent, this local strategy enables Council to prepare the planning
analysis in accordance with the requirements of the Northern RLUS.

5. Conclusions

The planning analysis for 50 Wildor Crescent demonstrates that the land can be rezoned from the Rural Resource Zone
to the General Residential Zone for the purposes of a Housing Land Supply Order to meet a demonstrated demand for
affordable housing land.

For land outside the portion of land at 50 Wildor Crescent, this local strategy enables Council to prepare the planning
analysis in accordance with the requirements of the Northern RLUS. This will provide a suitable pathway for the relevant

planning authorities (the CoL and the Minister for Planning) to consider the urban growth requirements of the
Ravenswood Urban Growth Area.

6. The Strategy

This local strategy provides the following strategies for the Ravenswood SRIA:
Strategy 1: Recommend to the Minister of Planning that the land at 50 Wildor Crescent, Ravenswood be rezoned from
the Rural Resource Zone to the General Residential Zone, under the Launceston Interim Planning Scheme 2015, as

shown in Figure 11 below.

Strategy 2: Enable Council to develop a local strategy for land which is within the Ravenswood Future Investigation Area:
Strategic Reserve Investigation Area and outside the land at 50 Wildor Crescent referred to in Strategy 1.
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Figure 11 Proposed Rezoning
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50 Wildor Crescent, Ravenswood

1. INTRODUCTION

Community Housing Tasmania wishes to rezone 50 Wildor Crescent, Ravenswood General
Residential (10) for the purpose of a subdivision. Currently the 50 Wildor crescent is zoned
Rural Resource (26). The land is within the municipality of Launceston. The Launceston
Interim Planning Scheme (2015) identifies the land as being within the Bushfire Prone
Areas overlay and therefore a Bush Fire Hazard Management Plan (BHMP) is required
demonstrating compliance with Planning Directive No. 5.1 — Bushfire Prone Areas Code
with reference to the setbacks to achieve the required Bushfire Attack Level (BAL) for a
future proposal and the proposed mitigation in compliance with the AS3959:2018
Construction of Buildings in Bushfire Prone Areas.

This report demonstrates the potential for the land to support subdivision with a compliant
hard management area.

2. SITE DESCRIPTION

The site is on a fitle of approximately 12.5 ha. The land has a south-westerly aspect and
sits between 40 - 60 m above sea level. The site is accessed from Wildor Crescent. The
vegetation across the site itself consists of scrub with areas of grassland around the
perimeter.

The predominant wind direction during summer in fire weather is from the northwest!

See Figure 1 for the context and locality of the site.
Limitations:

This report on based on site measurements at the time of inspection and from information
provided by the proponent. The report is limited in scope to bushfire hazard assessment
only. The assessment is based a proposal to subdivide for residential development and its
findings are for this site only. Future changes to the vegetation that affect bushfire hazard
have not been considered.

1 BOM Monthly windrose data accessed from the Launceston (Ti Tree Bend) weather station (17/06/2021)

North Barker Ecosystem Services - CTA002
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50 Wildor Crescent, Ravenswood

3. PROPOSED USE

The proposal is to demonstrate the property can meet the requirements of a bushfire
hazard management plans minimum distances to show the site is viable for the purpose
of rezoning the land from rural resource to general residential. The land is located within a
water serviced area and therefore has access to reticulated water for firefighting
pUrposes.

4. BUSHFIRE SITE ASSESSMENT
4.1 Vegetation:

Much of the 12.5 ha area consists of a large patch of scrub vegetation dominated by
weeds. The remaining land on the fitle consists of grassland. This area is mapped on
TASVEG 4.0 as a nafive grassland community, although has been degraded by an
infestation of gorse, which now comprises the majority of the biomass on the site with the
potential fo form a scrub.

The effective vegetation beyond the cadastral boundary within 100 m of the site to the
northwest is grassland, to the south-east and south-west is scrub. To the north-east the site
is bounded by Widor Crescent with general residential properties and associated
gardens beyond that, considered as low threat vegetation.

The existing vegetation on the site is depicted in Plate 1 below and in Figure 2. Slope and
vegetation characteristics are tabulated in Table 1.

4.2 Slope and fire paths: The lof slopes consistently to the southwest averaging
10°, this slope confinues to the North Esk River. The slopes are also tabulated in Table 1.
Only the slopes that affect the BAL rating are reported although there are changes in
slope within the 100m zone beyond the distance that affects the BAL rating.

The last mapped wildfire to impact this area was in 2006 (the LIST accessed 19/08/2021).
4.3 Distance:

Table 1 and Figure 2 indicate the site characteristics for a 100 m radius that have been
assessed to determine the bushfire attack level of the building and provide the
dimensions for the BHMA for a minimum BAL 19 solution as per Section 2 of AS 3959. All
aspects have been resolved to BAL 19 by the bushfire hazard management plan
(Appendix 1).

NOTE: All distances are based on the notional building area illustrated in Figure 2.

Table 1. Slope and vegetation characteristics and AS3959 solution for BAL 19, 12.5 and
Low

Quadrant Effective Effective Distance Compliant Compliant Compliant Exclusions
Vegetation Slope under defendable | defendable | defendable | of low
class (degrees) effective Space Space Space threat

slope (m) Required Required Required vegetation

Table 2.3 for BAL- 19 for BAL- for BAL- under

AS3959 (m) 12.5 (m) LOW 2232
AS3959
southwest scrub >5-10° 0-35m 24 35 100 n/a
northwest grassland upslope 0-100m 10 14 50 n/a
northeast LTV upslope 0-75m 0 0 0 LTV
southeast scrub upslope 0-100m 19 27 100 n/a
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Figure 2. Vegetation and contours within 100 m of the site
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50 Wildor Crescent, Ravenswood

Plate 1 Existing grassland and scrub at 50 Wildor Crescent, Ravenswood.

BUSHFIRE PRONE AREAS MANAGEMENT OBJECTIVES

The Bushfire-Prone Areas Code (issued as Planning Directive No. 5.1) applies within all
interim planning schemes and applies fo the subdivision of land that is located within, or
partially within, a bushfire prone area. This code has been developed to ensure that use
and development is designed, located, serviced, and constructed to reduce the risk to
human life and property, and the cost fo the community, caused by bushfires.

Appendix 2 of this report tabulates the specifications for standards set out in PD5.1 for
subdivisions. Any proposal for subdivision must comply with this directive as set outin
Table 2 below.

Table 2. Potential to comply with (PD5.1) Bushfire Prone Areas Code

PD 5.1 Acceptable Requirement Compliance
Solution
(Elements) (Appendix 2)
Construction AS 3959 - 2018 To be assessed by building surveyor
requirements according to BAL requirement. Note
that shielding provisions may apply.
E1.6.1 Hazard Al(b) Hazard management Area illustrated
management in Figure 3. Assumes entire parcel to
area be converted to low threat
vegetation. Set backs from
boundaries indicate compliant
minimum distances of separation from
surrounding fire prone vegetation for
BAL 19, BAL 12.5 and BAL low.
E1.6.2 Firefighting access | Al (b) Detailed design will ensure that

access will comply with Tables E1, E2
and E3 of PD 5.1.

North Barker Ecosystem Services - CTA002
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50 Wildor Crescent, Ravenswood

E1.6.3 Provision of water | Water to be provided by a reticulated
supply for system with compliant hydrants.
firefighting
purposes

CONCLUSION

The land at 50 Wildor Crescent is covered in bushfire prone weed vegetation that is
classified as scrub. Ultimately this will be converted to low threat vegetation in
association with a residential subdivision. This process renders the vegetation and slopes
on the adjacent titles as the effective vegetation and slopes. The minimum distances
required for separation of dwellings from the effective vegetation and slopes on adjacent
titles can be achieved for BAL 19 and as such can comply with PD 5.1.

All other requirements including construction standards, public and private access and
the provision of water for fire fighting can also comply and all would need to be
demonstrated in a subdivision design.

References
Australian Standard AS 3959 (2018) Construction of Buildings in Bushfire Prone Areas.
Directors Determination Version 2.2— Hazard Management Areas.

Planning Directive 5.1 — Bushfire-Prone Areas Code.
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Bushfire Hazard Management Planning Advice

Assesor: Phillip Barker BFP - 147 1,2,3A,3B,3C
Assessment date: 19/08/2021
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— BAL 19 setback
BAL 12.5 setback

== BAL LOW setback

(] Proposed area for rezoning

— Existing road
(PID: 3189523)

—— Elevation contours

(10m spacing)
HMA area (entire lot)

COMPLIANCE REQUIREMENTS - BAL19, BAL12.5 & BAL LOW

CONSTRUCTION REQUIREMENTS
Future habitable building must be located within the setbacks and constructed to the BAL specifications indicated.

HAZARD MANAGEMENT AREA
Maintain area as low threat vegetation

ACCESS
Public and private access to comply with Tables E1, E2 and E3.

FIRE FIGHTING WATER SUPPLY
Reticulated water with compliant hydrants

Applicants Name: Community Housing Tasmania
Municipality: Launceston

PID: 3189523

Certificate of title / number: CT 159118/1
Address: 50 Wildor Crescent, Ravenswood, 7250
Proposal: Rezoning General Residential

To be read in conjucntion with:

Bushfire report

Wildor Crescent, Ravenswood

Rezoning for Residential subdivision

North Barker Ecosystem Services, August 2021
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APPENDIX 2. SPECIFICATIONS FOR ACCESS, WATER SUPPLY AND
HAZARD MANAGEMENT AREAS.

Table E1: Standards for Roads

Element

Requirement

A Roads

Unless the development standards in the zone require a higher standard,
the following apply:

(a) two-wheel drive, all-weather construction;
(b) load capacity of at least 201, including for bridges and culverts;

() minimum carriageway width is 7m for a through road, or 5.5m for a
dead-end or cul-de-sac road;

(d) minimum vertical clearance of 4m;

(e) minimum horizontal clearance of 2m from the edge of the
carriageway;

(f) cross falls of less than 3 degrees (1:20 or 5%);

(g) maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and
10 degrees (1:5.5 or 18%) for unsealed roads;

(h) curves have a minimum inner radius of 10m;

(i) dead-end or cul-de-sac roads are not more than 200m in length unless
the carriageway is 7 metres in width;

(j) dead-end or cul-de-sac roads have a turning circle with a minimum
12m outer radius; and

(k) carriageways less than 7m wide have ‘No Parking' zones on one side,
indicated by a road sign that complies with Australian Standard AS1743-
2001 Road signs-Specifications.

Table E2 Standards for property access

Element

Requirement

A Property access length is
less than 30m; or access is
not required for a fire
appliance to access a fire
fighting water point.

There are no specified design and construction requirements.

B Property access length is
30m or greater; or access is
required for a fire
appliance to a fire fighting
water point.

The following design and construction requirements apply to property
access:

(a) all-weather construction;

(b) load capacity of at least 201, including for bridges and culverts;
(c) minimum carriageway width of 4m;

(d) minimum vertical clearance of 4m;

(e) minimum horizontal clearance of 0.5m from the edge of the
carriageway;

(f) cross falls of less than 3 degrees (1:20 or 5%);
(g) dips less than 7 degrees (1:8 or 12.5%) entfry and exit angle;
(h) curves with a minimum inner radius of 10m;

(i) maximum gradient of 15 degrees (1:3.5 or 28%) for sealed roads, and
10 degrees (1:5.5 or 18%) for unsealed roads; and

(j) terminate with a turning area for fire appliances provided by one of
the following:




50 Wildor Crescent, Ravenswood

(i) a turning circle with a minimum outer radius of 10m; or
(i) a property access encircling the building; or

(iii) @ hammerhead “T" or “Y" turning head 4m wide and 8m

long.
C Property access length is The following design and construction requirements apply to property
200m or greater. access:
(a) the requirements for B above; and
(b) passing bays of 2m additional carriageway width and 20m length
provided every 200m.
D Property access length is The following design and construction requirements apply to property

greater than 30m, and
access is provided to 3 or
more properties.

access:
(a) complies with requirements for B above; and

(b) passing bays of 2m additional carriageway width and 20m length
must be provided every 100m.

Table E3 Standards for fire trails

Element

Requirement

A.

All fire trails

The following design and construction requirements apply:
(a) all-weather, 4-wheel drive construction;

(b) load capacity of at least 201, including for bridges and culverts;
(c) minimum carriageway width of 4m;
(d) minimum vertical clearance of 4m;

(e) minimum horizontal clearance of 2m from the edge of the
carriageway;

(f) cross falls of less than 3 degrees (1:20 or 5%);
(g) dips less than 7 degrees (1:8 or 12.5%) enfry and exit angle;
(h) curves with a minimum inner radius of 10m;

(i) maximum gradient of 15 degrees (1:3.5 or 28%) for sealed fire trails,
and 10 degrees (1:5.5 or 18%) for unsealed fire trails;

(i) gates if installed at fire trail entry, have a minimum width of 3.6m, and
if locked, keys are provided to TFS; and

(k) terminate with a turning area for fire appliances provided by one of
the following:

(i) a turning circle with a minimum outer radius of 10m; or
(i) @ hammerhead “T" or “Y" turning head 4m wide and 8m
long.

Fire frail length is 200m
or greater.

The following design and construction requirements apply:
(a) the requirements for A above; and

(b) passing bays of 2m additional carriageway width and 20m length
provided every 200m.

North Barker Ecosystem Services - CTA002
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50 Wildor Crescent, Ravenswood

Table E4 Reticulated water supply for firefighting

Element Requirement
A Distance between The following requirements apply:
building area to be
protected and water (a) The building area to be protected must be located within 120 metres of
supply the water connection point of a fire hydrant; and
(b) The distance must be measured as a hose lay, between the water
connection point and the furthest part of the building area.
B Design criteria for fire The following requirements apply: (a) fire hydrant system must be designed
hydrants and constructed in accordance with TasWater Supplement to Water
Supply Code of Australia WSA 03 — 2011-3.1 MRWA Edition V2.0; and (b) fire
hydrants are not installed in parking areas.

C Hardstand A hardstand area for fire appliances must be provided: (a) no more than
three metres from the hydrant, measured as a hose lay; (b) no closer than
six metres from the building area to be protected; (c) a minimum width of
three metres constructed to the same standard as the carriageway; and
(d) connected to the property access by a carriageway equivalent to the
standard of the property access.

E1.6.1 Subdivision: Provision of Hazard management areas

Objective: Subdivision provides for hazard management areas that:

(a) facilitate an integrated approach between subdivision and subsequent building on a lot;

(b) provide for sufficient separation of building areas from bushfire-prone vegetation to reduce the radiant heat
levels, direct flame attack and ember attack at the building area; and

(c) provide protection for lots at any stage of a staged subdivision.

Acceptable Solution

Performance Criteria

Al

(a) TFS or an accredited person cerfifies that there is
an insufficient increase in risk from bushfire to warrant
the provision of hazard management areas as part of
a subdivision; or

(b) The proposed plan of subdivision:

(i) shows all lots that are within or partly within a
bushfire-prone areq, including those developed at
each stage of a staged subdivision;

(ii) shows the building area for each loft;

(iii) shows hazard management areas between
bushfire-prone vegetation and each building area
that have dimensions equal to, or greater than, the
separation distances required for BAL 19 in Table 2.4.4
of Ausfralian Standard AS 3959 — 2009 Construction of
buildings in bushfire-prone areas; and

(iv) is accompanied by a bushfire hazard
management plan that addresses all the individual
lots and that is certified by the TFS or accredited
person, showing hazard management areas equal to,
or greater than, the separation distances required for
BAL 19 in Table 2.4.4 of Australian Standard AS 3959 —
2009 Construction of buildings in bushfire-prone areas;
and

(c) If hazard management areas are to be located on
land external to the proposed subdivision the
application is accompanied by the written consent of
the owner of that land to enter into an agreement
under section 71 of the Act that will be registered on
the title of the neighbouring property providing for the
affected land to be managed in accordance with
the bushfire hazard management plan.

P1

A proposed plan of subdivision shows adequate
hazard management areas in relation to the building
areas shown on lots within a bushfire-prone area,
having regard to:

(a) the dimensions of hazard management areas;

(b) a bushfire risk assessment of each lot at any stage
of staged subdivision;

(c) the nature of the bushfire-prone vegetation
including the type, fuel load, structure and
flammability;

(d) the topography, including site slope;

(e) any other potential forms of fuel and ignition
sources;

(f) separation distances from the bushfire-prone
vegetation not unreasonably restricting subsequent
development;

(9) an instrument that will facilitate management of
fuels located on land external to the subdivision; and

(h) any advice from the TFS.

North Barker Ecosystem Services - CTA002
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METROPOLITAN
CONTEXT:

A HIGHLY
COMPETITIVE
RESIDENTIAL
MARKET

The residential development market in

the greater Launceston area is highly
competitive. Data from the most recent
triennial period (2015 - 2017) indicated that:

no municipality held more than 34 per
cent of the residential market;

the two leading municipalities (City
of Launceston and West Tamar)
held almost equal market shares
(approximately 34 and 33 per cent
respectively);

two of the other three municipalities
(Meander Valley and Northern
Midlands) accommodated significant
residential areas, and together
comprised about 29 per cent of the
residential development market
(shared almost equally).

RESIDENTIAL
DEVELOPMENT
PATTERNS WITHIN
THE CITY OF
LAUNCESTON

Within the City of Launceston, residential
development in the post-2000 period has
been dominated by three suburbs:

Newnham in the North District;
Newstead in the Central District;

Youngtown in the South District.

In the 2000 - 2002 triennium, the three
suburbs account for approximately two-
thirds of all new housing development in the
urban area of the City of Launceston. The
15-year period 2003 - 2017 has seen the
marked decline of the three former growth
suburbs. By the 2015 - 2017 period, these
suburbs accommodated only 34 per cent of
the residential development of the City of
Launceston urban area.

It is emphasised that the decline of the three
former growth suburbs to accommodate new
housing development was not a reflection of
the falling desirability of these areas, but an
inevitable outcome of limited and declining
land supply in these areas. However, it is
important to note that the decline in housing
development in the former growth suburbs in
the 2003 - 2017 period was not sufficiently
addressed by growth in other suburbs,
notwithstanding notable increases in the

St Leonards, Prospect and Kings Meadows
suburbs.



Thus, the overall outcome during the
post-2000 period to 2017, was a fall in new
housing development in Launceston; and this
was an accurate reflection of the absence of
any of the other areas within the City that
were capable of replacing the former growth
suburbs.

The housing development future of the
urban area of the City of Launceston is now
very limited with land stocks of several
suburbs approaching completion and an
absence of new significant highly attractive
future development areas (notwithstanding
the anticipated future contributory role of
Waverley and North St Leonards).

CRITICAL
DEFICIENCIES
OF RESIDENTIAL
LAND SUPPLY

An examination of residential land supply
found critical deficiencies. The current
residential land supply for the City of
Launceston is largely ineffective to
realistically meet future housing needs. Most
of the current supply:

is located areas with no identifiable
current or long-term demand, or

in areas of potential marginal future
demand, or

encumbered and likely to be
restricted in terms of future efficient
development.

As a consequence of these factors,

less than 30 per cent of Launceston’s
residential land supply is located to
effectively serve high demand areas.
This represents less than seven years’
supply at current rates of development.

Residential Land Demand



STRATEGIC LAND
REQUIREMENTS
FOR FUTURE
RESIDENTIAL
DEVELOPMENT

The identification of future residential land
requirements for the City of Launceston,

has focused on fostering the long-term
development of growth suburbs and localities
of the future that will best position the City’s
viable and sustainable development. In this
approach strategic land requirements were
identified to facilitate the development

of new major residential communities,
comprising:

amajor initiative focused on the
planned consolidation of St Leonards in
the South-Eastern corridor;

a future community in Strathroy in the
South-Western corridor.

In the planning of these areas, residential land
provision should be assessed as an integral
component of wider community planning and
development encompassing:

open space planning including the
provision of pedestrian pathways and
cycleways;

provision of education and health
facilities;

coordinated planned development of
town centres and employment areas;

integrated local and district transport
planning.

The Study has recommended the following
provisions of residential land stock to
facilitate the development of the envisaged
new communities in the South-East and
South-Western corridors:

for the 15-year period 2018 — 2032
inclusive:

a total of 1,650 lots (equivalent
single standard-sized lots) for
development in the St Leonards
area;

some 1,000 lots for development in
the Strathroy area.

For the 15-year period 2033 - 2047
inclusive:

a total of 830 lots in the St
Leonards area;

a further 1,000 lots in the Strathroy
area.



FRAMEWORK
FOR RESIDENTIAL
DEVELOPMENT
OUTSIDE THE
PROPOSED
GROWTH AREAS

Guidelines have been provided by the Study
to enable Council to assess proposals for land
rezoning which lay outside the existing zones
and outside the proposed South-East and
South-West corridors.

The guidelines comprise the following
requirements:

all applications to rezone additional
land for residential development must
be within a Council-led and Council-
approved planning framework which
encompasses the subject area of the
application in question. This may bein a
form of a Precinct Structure Plan (PSP)
or a Local Structure Plan (LSP);

clear demonstration that the applicant
has the development expertise and
proven capabilities to ensure the timely
delivery of the project;

provide evidence/research that there
are realistic prospects for market
acceptance;

provide a social impact assessment;

provide an environmental impact
statement;

provide an economic impact
assessment.

SUSTAINABLE
POPULATION
GROWTH

A review of historic and recent population
trends in the greater Launceston area
municipalities (GLAM) composite region
identified that population growth stalled in
the 2011 - 2016 period. The critical issue is
whether this was a one-off event or is part of
alonger-term population trend. If the latter
is the case, there is a prospect of long-term
population growth falling to 0.25 per cent per
annum for the GLAM region. The outcome of
the 2021 Census and related ERP statistics
will be significant in understanding the
ongoing direction of population growth and
change prospects. This would have important
ramifications in further modifying estimates
of longer-term future population growth
rates for strategic planning purposes.

A key fundamental requirement in a
sustainable Launceston, is that it needs to be
underpinned by viable long-term population
growth; and that, together with a sustainable
economic base for the greater City and the
wider region is the critical underlying issue.

It is recommended that Council in
conjunction with the other municipalities

of the GLAM composite region and wider
North Tasmania Region prepare a Population
Growth Forum to review population
dynamics and prospects in the greater
Launceston area and North Tasmania Region,
with a primary focus on policy initiatives

and actions that the Councils can jointly
undertake to improve population growth
prospects for the region.

Residential Land Demand



Basis of
commission

In February 2018, Dr Jeff Wolinski,
Renaissance Planning Pty Ltd, was
commissioned by the City of Launceston to
undertake an evidence-based assessment of
the adequacy of residential land supply in the
City of Launceston. The study was required
to undertake a detailed analysis of the state
of residential land supply with respect to
recent, ongoing and potential future patterns
of residential demand.

Study objectives

The Study was directed to undertake a
detailed assessment of the state of residential
land supply and demand in the City of
Launceston. The key objectives were:

to provide Council an accurate
assessment of the state of residential
land supply and demand that is
capable of informing Council of future
land requirements in defined areas;

to ensure that the demand-supply
assessment is spatially assessed at a
district level (being defined
aggregations of Launceston suburbs);

to provide assessments of residential
land requirements sufficient to ensure
the ongoing sustainable development
of the City of Launceston over the
medium and longer-term periods (15
and 30-year periods);

to provide recommendations to
Council relevant to the effective
management of future residential land
development and land supply stocks
best suited to facilitate optimal
residential growth opportunities for the
City.



1.2

City of Launceston

study area

For the purposes of the demand-supply
assessments, a Study Area was defined within
the City of Launceston for detailed analysis.
The Study Area comprised the contiguous
urbanised area within the City of Launceston
and relevant adjoining suburbs (Refer Figure
1). This area was classified into a system of

city districts comprised as follows:

Mayfield Summerhill
Mowbray Trevalyn
Newnham West Launceston
Rocherlea Kings Meadows

Ravenswood

Waverley (part, restricted to the
established suburban development)

Waverley / North St Leonards area
(Refer Figure 2)

St Leonards

East Launceston

Invermay

Launceston

Newstead

South Launceston

Norwood

Punchbowl

Youngtown

Prospect

Prospect Vale (part)

Future suburban areas south of
the Bass Highway including South
Prospect

1 The South-West district within the City of Launceston forms part of a wider
functional area within the South-West Corridor which encompasses part of the
municipality of Meander Valley. Key suburbs and localities encompassed in this
area are Blackstone Heights, Hadspen, Prospect Vale (part), Travellers Rest.

Figure 1
City of Launceston study area

Figure 2
Waverley / North St Leonards area
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Study process

The Study process comprised several
interrelated steps:

Inventory of residential land supply
by district;

Studies of long-term residential
demand;

Long term scenario projections of
residential demand;

Demand-supply assessments and
strategic implications.

Inventory of
residential supply
by district

An inventory was prepared of the current
state of residential land supply by district and
selected component suburbs. The data was
prepared by the City of Launceston. For the
purposes of analysis, residential land supply
was classified as follows:

Category 1: Broad hectare
residentially zoned land which has
no approved coordinating plan for
future land development (including,
for example, an approved framework
plan, outline development plan or
structure plan);

Category 2: Residentially zoned

land which is planned and approved for
development. Land in this category has
a plan of sub-division approved by
Council;

Category 3: Residentially zoned land

which is sub-divided, serviced and
available for development.

Residential Land Demand



Studies of Long-
Term Residential
Demand

(post 2000 period)

Several interrelated studies of long-term
residential demand were undertaken for
the demand-supply assessments. These
comprised:

A comparative study of residential
demand at the municipal level. The
purpose of the analysis was to assess
the relative size, long term direction
and stability of the housing market in
the greater Launceston area and the
role of the City of Launceston in this
context.

A detailed longitudinal study of
residential demand within the City of
Launceston. The study was essentially
focused on the City of Launceston
Study Area as defined in Section 1.2.

The data was qualified by housing type. Three
principal housing types were identified:
Separate houses;
Multiple units;
Retirement village developments.
The historic period for assessment was the
18-year period commencing January 2000 -

December 2017. This period was divided into
six triennial periods as follows:

2000-2002 (inclusive);
2003-2005;
2006-2008;
2009-2011;
2012-2014;

2015-2017.

Data sets were initially prepared for the
above three categories. Key patterns of
retirement village developments were
identified and summary tables were

then prepared for separate houses and
multiple units (including retirement village
developments).

The data sets were prepared by the City
of Launceston. All data has been spatially
verified; that is, building approvals have
been cross-checked by suburb of proposed
development and by relevant historic time
period. ?

Summary Tables were prepared showing
the changing patterns of residential demand
by district and selected suburb over the six
triennial period

A study of multiple units (including
retirement villages) in the City of
Launceston Study Area over the
18-year period that were developed
on “non-vacant land” (sites that

were identified to have some form of
occupancy). The purpose of this study
was to assess the significance of land
use intensification and redevelopment
as part of the housing process, and to
provide a more accurate assessment
of the demand for new urban land for
future housing.

2The rigorous procedure of spatially verifying all building
approvals data has provided a consistent historic data set,
and a sound basis to check earlier releases of data from the
same time period (Refer Section 3).



Long Term
Scenario
Projections
of Residential
Demand

In order to assess the ongoing and potential
adequacy of residential land-supply, in the
City of Launceston, long term scenario
projections were developed of residential
demand by selected suburb and district. The
assessments were prepared for two future
periods:

the 15-year period 2018 - 2032
(inclusive);

the following 15-year period 2033
- 2047 (inclusive).

Demand-Supply

Assessments

and Strategic
Implications

In summary, the study process has a four-
part approach to developing a considered
assessment of future residential land
requirements in the City of Launceston:

Inthe initial stage, a detailed inventory
of land supply was prepared by suburb
and district;

In the next stage, analyses of residential
demand over the post-2000 period
were prepared at the municipal scale
and within the City of Launceston;

In the third stage, scenario projections
were developed, informed by detailed
patterns of development over the post-
2000 period;

In the final stage, current and future
residential development and land
demand-supply assessments were
undertaken. The basis and scope of
these assessments are detailed in
Sections 3.5 and 3.6. The purpose of the
assessments was to highlight where and
over what future periods, residential
land was likely to be required. These
assessments have provided the basis
for a set of strategic recommendations
that the report has developed for
residential land management in the
City of Launceston.
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3.0

Principal Findings

The principal findings as set out below related
to the key areas of the Study:

Current patterns of residential land
supply;

Comparative assessment of data
sources;

Long term residential demand;

Scenario projections of potential
residential demand;

Demand-supply assessments and
strategic implications;

Recommendations to Council.

Residential Land Demand




Current Patterns
of Residential Land

Supply

As indicated in Section 2.1, a detailed
inventory of the current state of land supply
in the City of Launceston was prepared

by Council for the Study. For purposes of
comparative analysis, the residential land
supply which was initially measured in
hectares was converted to “equivalent single
allotments” or standard allotments suitable
for the General Residential Zone orina
small number of cases for the Low Density or
Environmental Living Zone. In excess of 93
per cent of residential land stocks in the City
of Launceston are in the general residential
zone (Refer Table 1).

It is emphasised that this is for measurement
purposes only, and to assist in the
comparative analysis of existing and potential
future patterns of demand and supply. It
does not necessarily accord with the legal
allotment status of residential land.

The following simplifying assumptions were
made in relation to residential development
and “equivalent single allotments”:

Within the General Residential Zone:

It was assumed that each single
dwelling unit would require one single
allotment;

It was also assumed that each single
allotment would accommodate two
multiple units.

Within the Low Density and Environmental
Living Zones:

It was assumed that each single
dwelling would require one single
allotment.

On the basis that all existing undeveloped
and zoned residential land in the City

of Launceston is assessed in terms of
“equivalent single allotments”, then the stock
of residential land in the City of Launceston
at July 2018 was as follows (Refer Table 1 and
Figure 3):

The total zoned residential land supply
was approximately 3,290 single lots;

Of this number approximately 220 lots
were applicable to the Low Density

and Environmental Living Zones,
representing less than seven per cent of
all the potential land stock in the City of
Launceston;

Approximately 530 lots were classified
by Council as being “not vacant” or
identified as being encumbered that
may restrict the full development of
respective allotments. This represents
approximately 16.1 per cent of
potential land supply;

A further 1,200 lots (approximately)
were located in suburbs with no
identifiable current or likely future
long-term demand. This represented
approximately 36.5 per cent of
potential land supply which was located
inthe North and East Districts of the
City (principally in the suburbs of
Rocherlea and Ravenswood);

Some 620 lots were identified as supply
located in an approved development
area (in Waverley and the northern
area of St Leonards) which has not

yet commenced. Development is

not expected to commence until the
triennial period commencing January



2021. Itis anticipated that development
is not likely to be of a high-level demand
in the initial triennial phases and

will be interdependent with future
significant development at St Leonards.
The allotment supply at Waverley

and the northern areas of St Leonards
represents approximately 18.8 per cent
of the City’s current (zoned potential)
allotment supply;

The balance (approximately 940 lots),
were unencumbered lots in known
high demand areas. This represents
approximately 28.6 per cent of the
potential allotment supply.

The key finding in the assessment of land
supply in the City of Launceston is that large
components of the potential land supply

(in excess of 70 per cent) are currently and
will likely continue to be ineffective to meet
potential residential demand in the future.
They are in areas with no identifiable current
or long-term demand, or in areas of potential
marginal future demand or encumbered

and likely to be restricted in terms of future
efficient development.

The component of land supply likely to be in
high demand, some 940 lots, represents just
28.6 per cent of the residential land stocks
of the City of Launceston. As the findings

in the following sub-sections will indicate,
this represents less than seven years future
supply to cater for the City’s demand for
housing land. This is a critical deficiency in
the effective land supply stocks realistically
available to the City. An assessment of the
implications of the limited effective land
supply available to the City are set out in
Section 3.4. Recommendations have been
made for the adoption of strategic supply
periods to best ensure orderly and effective
urban land management.

Residential Land Demand



TABLE1

City of Launceston Study Area,Current Zoned Residential Land Supply (July 2018)
Source: City of Launceston Council (July 2018)

General Residential Zone Total Existing
(GRZ) Low Density & Env. Living Zones & Potential GRz
. . (not vacant)

o 2. Residential 1

District/Suburb Lots .
Cat.1 Cat.2 Cat.3 TotalGRZ Cat.1 Cat2 Cat3 Totallots
No. Lots No.Lots No.Lots I[\(l) (t)s No.Lots No.Lots No.Lots  No. Lots No. Lots No. Lots

North District
~ Newnham 22 120 25 167 2 ~ ~ 2 169 130
~ Other Suburbs 58 121 753 932 2 ~ 11 13 945 ~
Total: North District 80 241 778 1,099 4 11 15 1,114 130
Total: East District 26 75 144 245 ~ 5 ~ 5 343 93
South East Corridor
~Waverley/North St. . . 615 615 . . . . 615 8
Leonards
St Leonards 18 43 58 119 5 18 ~ 23 142 99
Total: South East 18 43 673 734 5 18 - 23 757 167
District
Central District
~ Newstead 40 ~ ~ 40 5 ~ ~ 5 45 ~
~ Other Suburbs 25 ~ ~ 25 9 ~ 8 17 42 ~
Tt?tali Central 65 . . 65 14 . s 22 87 .
District
South District
~ Youngtown 18 64 111 193 3 ~ ~ 3 196 122
~ Kings Meadows 32 28 11 71 45 28 5 78 149 ~
~ Other Suburbs 13 31 ~ 44 ~ ~ ~ ~ 44 ~
Total: South District 63 123 122 308 48 28 5 81 389 122
Total: West District 34 ~ 19 53 28 35 13 76 129 20
Total: South West 14 - 20 34 1 - - 1 2761 532
District
Total City of
Launceston Study 300 482 1,756 2,538 100 86 37 223 2,761 532
Area
NOTES:

1. GRZ (not vacant) refers to potential residential allotments that are encumbered with structures or some form of non
farm use on part of the land
2. Inthe GRZ zones allotments are equivalent single lots



FIGURE 3

CITY OF LAUNCESTON STUDY AREA:
STATE OF RESIDENTIAL LAND SUPPLY
(JULY 2018)

3,290 lots
Total Theoretical Supply

530 lots (16.1%)
"Mot vacant”

1,200 lots (36.5%)

In suburbs with no identifiable
long term demand

620 lots (18.8%)
Waverley and
MNorth 5t Leonards

240 lots (28.6%)

Unencurmbered lots in high
demand areas
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Comparative
Assessment of Data
Sources

As indicated in Section 1, the Study Brief
required a detailed assessment of both
residential demand and supply by suburb and
defined time period:

To this end, detailed data sets of
building approvals were produced by
Council’s GIS data team where all of the
data was placed-based (and could be
verified to a small area location), as well
as time-based;

A comparative analysis was also
undertaken with data released for or by
Council as part of an Australian Bureau
of Statistics (ABS) publication (Refer
ABS Building Approvals, Catalogue No.
8731.0).

The analysis was undertaken of building
approvals data from both sources for

the period 2003 - 2017 inclusive (Refer
Table 1.A). It can be seen that there is an
approximate 17 per cent variation between
building approvals totals for the two data
sets over the time period. This is a significant
variation for which no explanation can be
found at this point.

The criteria used to compile the data for the
research in this report (Source A, Table 1.A) is
known. It applies to:

new dwelling units for which building
approvals have been issued;

building approvals at final certificate of
occupancy;

all new dwelling units have been
spatially verified, that is classified by

location (suburb);

the new dwelling units for which the
data applies encompasses:

Separate houses;

Multiple units;

Retirement village units.
certain forms of accommodation
were deliberately excluded from the
residential analysis. They are special
forms of room-based accommodation
such as:

Student accommodation;

Nursing homes.



TABLE 2

City of Launceston Residential Building Data (2003-2017), Comparative Analysis of Data Sources (Revised at 22.9.2019)

i TOTAL:

City of 2003-05 2006-08 2009-11 2012-14 2015-17

Launceston 2003-17

Residential A

Building SH ORB Total SH ORB Total SH ORB Total SH ORB Total SH ORB Total SH ORB Total
No. No. No. No. No. No. No. No. No. No. No. No. No. No. No. No.

Approvals No. No.

Source A: LCC
GIS Dept (May 422 299 721 424 203 627 376 265 641 306 160 466 273 173 446 1,801 1,100 2,901
2018)

Source B: ABS
Cat No.8731.0

504 185 689 511 241 752 449 268 717 353 194 547 498 173 671 2,3151,0613,376

Variation (B-A)

No 82 -114 -32 87 38 125 73 3 76 47 34 81 225 Nil 225 514 -39 475

Variation (B-A) % 19.4 -38.1 -44 205 187 19.9 194 1.1 119 154 213 174 824 Nil 504 285 -35 164

Data Sources
City of Launceston Council, GIS team (May 2018) Building approvals by major type and by year. All data has been

checked and identified by G.1.S. location. Data aggregated to suburbs and districts (aggregations of suburbs)
Australian Bureau of Statistics, Building Approvals Cat No. 8731.0, Data prepared by Remplan for the City of

Launceston (April 2018) Data is not capable of GIS verification testing
Abbreviations
*3  SH-Separate house
ORB - Other residential building: includes multiple units (including townhouses, villa units and apartments. Also
includes retirement residential units

*

*

*

In summary, a comparative analysis was It is recommended that an independent
undertaken of the residential data used in this formal review of data collection in the City
Study in relation to building approvals data of Launceston be undertaken as a matter of
set out in ABS Cat No 8731.0. The analysis priority. Accuracy, reliability and verifiability
found that there is a significant unexplained of data are fundamental pre-requisites to
variation between the data set used in this serve as inputs for analysis and planning.
research and the data set provided in the ABS It is recommended that data collection
reference (ostensibly referring to the same design and maintenance together with data
data for the same period and the same city). retrieval and review should be assigned to a
As indicated above, the search criteria for the permanent Strategic Data Unit team within
data used in the research in this document Council.

are known and well defined. By contrast,
it is unclear as to what the data in the ABS
reference represents.

It is further recommended that search criteria
for specific data sets be clearly defined and

capable of independent verification and
In this context, a risk minimisation approach EiEw

was adopted in assessing trends at the
municipal level and data sourced through
Council using the search criteria as indicated
above was applied at the municipal as well
as suburban levels. Thus, historic data at

the municipal level has been downwardly
adjusted to align with historic data which
meets the above search criteria.

Residential Land Demand



Long Term
Residential
Demand

Residential Demand by
Municipality

As a first step in assessing patterns of
residential development, a comparative
analysis was undertaken in the post-2000
period by municipality for local government
areas (LGAs) in the Greater Launceston
Area Statistical Sub-Division (SSD) (Refer
Appendix 1, Figure 1.1). The municipalities
are:

City of Launceston;
West Tamar Council;
Meander Valley Council;

George Town Council.

Key findings encompass the following:

A highly competitive market.

The housing market in the greater
Launceston area is highly competitive.
Data from the most recent triennial
period (2015-17 inclusive) indicated
that no municipality held 30 per cent of
the residential market (Refer Table 3).
Four of the five greater Launceston
Councils held market shares between
15 per cent and 29 per cent (Refer
Table 2).

MARKET SIZE AND DYNAMICS.

Greater Launceston Councils.

The housing market of the greater
Launceston Councils averaged
approximately 540 dwelling unit
building approvals per annum over

the 15-year period 2003-17 inclusive.
However, there has been a long-term
trend for the housing market

to move downwards over the 15-year
period from in excess of 600 annual
approvals in 2003-05 to 450 in 2012-
14, to approximately 500 per annum in
2015-17. The market may be described
as a steady state with a possible long-
term secular decline.®

Greater Launceston Area.

The Greater Launceston Area refers
to a geographical area which
encompasses the metropolitan area
of Launceston and suburbs together
with immediate rural and other areas.
Itis based on the former Greater
Launceston Statistical Sub-Division
(SSD) which was used by the Australian
Bureau of Statistics (ABS) until 2011.
The area comprises:

suburbs and localities of the urban
areas of the City of Launceston;

adjoining urban areas of other
suburbs and localities in parts of the
surrounding municipalities of West
Tamar, Meander Valley, Northern
Midlands and George Town;

3For the system as a whole the triennial means over the 15-year period lay within 1.05 standard deviations of the
long-term mean. At the municipal level the triennial means at the 15-year period lay within the range 1.15 - 1.62
standard deviations. This signifies a steady state system with triennial fluctuations within acceptable statistical
norms, both for the system as a whole and for the sub-markets at the municipal level.



Immediate rural and other areas
along both sides of the Tamar Valley
from the vicinity of Launceston
Airport, north to Bass Strait.

In summary, the area defined extends
from the vicinity of Longford and
Evandale, south of Launceston Airport,
north-west along the Tamar Valley to
Bass Strait; the area extends on both
sides of the Tamar Valley approximately
67 kilometres north-west and averaging
approximately 21 kilometres across the
valley (Refer Appendix 1, Figure 1.1).

The housing market within the Greater
Launceston Area as set out above
comprised approximately 85 per cent
of the greater Councils’ conjoint market
or some 460 new dwellings annually
over the 15-year period 2003-17
inclusive. In the most recent triennial
period 2015-17, the market comprised
approximately 420 new dwellings per
annum (Refer Table 3).

CHANGES AT THE MUNICIPAL

LEVEL.
Three clear patterns were discernible
at the municipal level.

City of Launceston.

Over the 15-year period 2003-
17 inclusive, the City averaged
approximately 193 building
approvals per annum. However,
there was a significant downward
trend over the period in both
absolute and market share terms.

Over the entire 18-year post-

2000 period (2000-17 inclusive),
approximately 3,360 new dwellings
were developed in the City of
Launceston, of which approximately

3,150 were developed in the City of
Launceston Study Area (essentially
the contiguous suburban areas

and nearby suburbs, Refer Section
1.2). Thus, about 94 per cent of

all housing development in the
municipality was undertaken in the
further consolidation of the existing
suburban areas.

In 2003-05, some 241 new dwelling
unit building approvals were issued
annually (Refer Table 2). By 2015-
17, some 149 new dwelling units
were approved annually in the

City of Launceston. New housing
development in the City fell by 92
building approvals per annum over
the 15-year period 2003-17 or by
approximately 38 per cent. The
City’s share of the greater city new
housing market has fallen from
almost 40 per cent in 2003-05 to
approximately 29 per cent by 2015-
17 (Refer Table 2).

A detailed analysis of changing
patterns of housing development
within the City of Launceston
(Refer Section 3.4), provide some
explanation of the major factors
underlying the changing Launceston
housing market; and importantly,
provide a pathway for the
revitalisation of the housing market
within the City of Launceston and
the advancement of planned new
communities within the City.

West Tamar, Meander Valley and
Northern Midlands.

The three Councils bordering the
City of Launceston have been
characterised by significant housing
growth over the past two decades.
New housing starts averaged

Residential Land Demand



approximately 316 dwelling units
per annum over the 15-year period
2003-17 inclusive. New housing
development has remained steady
(a minor increase over the period)
with increases in market share more
of a reflection of the steady position
of these municipalities against the
wider background of a long-term
decline in new housing development
in the overall market.

Housing development in the

three municipalities has largely
focused on new planned urban

and suburban communities with
notable initiatives at Leganain

the West Tamar municipality, the
south-west corridor in Meander
Valley municipality encompassing
the suburbs of Prospect Vale and
Blackstone Heights together with
the new town of Hadspen. In the
Northern Midlands municipality
new residential development has
been largely focused in the town of
Longford with supporting initiatives
in Evandale and Perth.

George Town.

George Town municipality
comprised the smallest element in
the greater Launceston Councils’
residential market. It has averaged
approximately six per cent of the
overall residential market over the
2003-17 period. There has been a
notable decline in the local housing
market in the post-2011 period
with new housing starts declining by
approximately 46 per cent over the
period 2011-17.

In summary, the residential housing market
of the greater Launceston Councils may

be characterised as a steady state with
possible long-term secular decline. The three
Councils bordering the City of Launceston
have had significant growth based on the
planned development of new suburban

and urban communities. Development in

the City of Launceston has been focused

on the consolidation of the existing urban
area. The next section details the pattern of
development within the City of Launceston.
An understanding of the key strengths of

the City’s housing market and its changing
dynamics provide a clear explanation for

the long-term decline of the new housing
market. Significantly, an understanding of the
City’s housing market also provides a critical
pathway for the revitalisation of new housing
development in the City.



TABLE 2A

Greater Launceston Area Councils:
Residential Building Approvals, Total New Dwellings (2003-2017)

Building Approvals: Total New Dwellings per annum

Local Government Area  2003-05 2006-08 2009-11 2012-14 2015-17 2003-17

Av. Av. Auv. Av. Av. Av.

Annum % Annum % Annum % Annum % Annum % Annum %

No. No. No. No. No. No.
Launceston 241 396 206 386 213 345 155 345 149 294 193 355
West Tamar 145 239 143 268 188 30.5 122 27.1 146 28.9 149 27.4
Meander Valley 111 183 91 17 87 141 78 173 111 219 95 17.5
Northern Midlands 72 118 56 105 86 13.9 68 151 77 152 72 133
George Town 39 6.4 38 7.1 43 7 27 6 23 4.6 34 6.3
Total: GLA Councils 608 100 534 100 617 100 450 100 506 100 543 100

TABLE 3

GREATER LAUNCESTON AREA (GLA)

ESTIMATED BUILDING APPROVALS PER
ANNUM (2003 - 2017,2015 - 2017)

MUNICIPAL BUILDING MUNICIPAL BUILDING GLA: APPROXIMATE BUILDING
ik@;g:\l\(/lPONENT APPROVAL: PROPORTION APPROVALS/ANNUM APPROVALS
MUNICIPALITY IN GLA 2003-17 2015-17 2003-17 2015-17

% AVGE/ANNUM AVGE/ANNUM AVGE/ANNUM  AVGE/ANNUM

Launceston City 96 193 149 185 143
West Tamar 96 149 146 143 140
Meander Valley 55 95 111 52 61
Northern Midlands 80 72 77 58 62
George Town 75 34 23 26 17
TOTAL GLA 84.5 543 506 464 423
NOTES:

1. Estimates from data analysis of dwelling units for 2001/02 - 2011/12, Reference Source: ABS Cat No
8731.0.

2. Greater Launceston Area (GLA) as defined. Refer Greater Launceston Plan, Summary Report (July 2014,
Refer Figure 1.1).

3. Mean value approximate range is 83.6% - 85.5%.
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Pattern of

New Housing
Development
Within The City
of Launceston
(2000- 17)

A detailed assessment of new housing
development within the City of Launceston
was undertaken for the post-2000 period.
Table 4 shows historic development by
triennial period, and by selected suburbs and
districts within the City of Launceston Study
Area (Refer Section 1.2 for definition). Key
findings encompassed the following:

HOUSING SIGNIFICANCE OF THE

STUDY AREA.

The Study Area comprised the
contiguous suburbs and nearby
suburbs of the City of Launceston
within approximately 10 kilometres of
the CBD. This area accommodated
almost all of the housing

development in the City of
Launceston in the post-2000 period
(approximately 94 per cent).

OVERALL SPATIAL
DISTRIBUTION OF

DEVELOPMENT.

Over the 18-year period 2000-17,
there was a broad spatial distribution of
new housing development across the
Study Area (Refer Table 5):

Some 793 dwellings were developed
in the North District (approximately
25 per cent of residential
development in the Study Area);

720 dwellings were developed in the
Central District (approximately 23
per cent of residential

development in the Study Area);

867 dwellings in the South District
(approximately 28 per cent of
residential development in the Study
Area);

The balance: some 766 dwellings
(about 24 per cent of residential
development in the Study

Area), with broadly similar

scale distributions in the

West, South-West and South-East
districts with a marginal level of
development in the East District.

MULTIPLE UNIT DEVELOPMENT.
The assessment indicated a relatively
high level of multiple unit

development in the Study Area.
Multiple units comprised approximately
40 per cent of all housing development
in the Study Area over the 18-

year period at the district level, the
proportion of multiple units in the
provision of new housing stock range
from approximately 30 per cent in the
West District to in excess of 44 per cent
in the South-West District, 45 per cent
in the North District and approximately
49 per cent in the Central District. In
summary, multiple units are well
accepted as a fundamental component
of housing provision with adoption
rates approaching 50 per cent in several
districts (Refer Table 4).



HOUSING DEVELOPMENT

TRENDS OVER TIME.

Housing development in the

Study Area peaked in the

2003-05 triennial period

with some 674 new dwellings
developed over the period. As
indicated in Figure 4 (Refer also

to Table 4), two downward shifts in
housing development occurred after
2005. By the 2015-17 triennium total
housing development had fallen to 414
dwelling units over the period (Refer
Table 4). This represented a decline of
approximately 38 per cent over the
period 2005-17.

KEY DEVELOPMENT SUBURBS.
While the pattern of housing
development was strategically
distributed among several districts,

at the suburban level new residential
development was heavily concentrated
inthree suburbs: Newnham in

the North District, Newstead in the
Central District and Youngtown in

the South District. These three suburbs
accommodated more than 1,500 new
dwellings in the post-2000 period,

or almost half of all new

residential development in

the Study Area (49.5 per cent).

In the 2000-02 triennium,

these three suburbs attracted
approximately two-thirds of all new
housing development in the Study Area
(66.6 per cent). The historic trends over
the 15-year period 2003-17 inclusive,
are shown in diagrammatic formin
Figure 4. The joint contribution of the
three former growth suburbs is shown
inred tone. It will be noted that:

In the 2003-05 triennial period, the three
suburbs accommodated over 400 new
dwelling units out of a total of some 670
dwelling units developed in the Study Areain
this period (or approximately 62 per cent);

In successive triennial

periods, note that there was

a steady and progressive decline

in the joint contribution of the three
suburbs, so that by 2015-17 these
suburbs accommodated only 140
dwelling units (34 per cent) during
this period;

To summarise to this point, one

of the most significant trends in
housing development in the Study
Area during the 2003-17 period,
has been the marked decline of the
joint contribution of the

three former growth suburbs. As
Figure 4 indicates during this period
the role of the growth suburbs
was reduced from one of
dominance to that of a relatively
minor role.
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PROPOSED FUTURE

DEVELOPMENT AREAS.

Three areas are proposed for future
significant residential development. In
order to place these areas in historic
context, development patterns during
the 2003-17 period were analysed

and are shown in the diagram of
residential development trends (Refer
Figure 4). The areas proposed for
development encompass the following:

South-East Corridor:

Comprises a significant zoned
development area in Waverley and
the adjoining north St Leonards
area (Refer Figure 2);

Significant additional areas
proposed to be rezoned in the
St Leonards area following a
detailed planning study
(St Leonards Strategy Plan);

The south-east corridor was
proposed for investigation in the
Greater Launceston Plan (Refer
Appendix 1, Figure 5.8).

South-West Corridor:

Largely comprises a significant
unzoned area proposed for
assessment and planning
investigations in the South Prospect
area, south of the Bass Highway. It
encompasses the existing suburb
of Prospect, north of the Bass
Highway;

It is proposed to extend the
south-west corridor from its
current focus in the Meander
Valley Council (encompassing the
suburbs of Blackstone Heights and
Prospect Vale together with the new

town of Hadspen) to encompass
the South Prospect area;

The South Prospect areawas
proposed for investigation as a
future employment and residential
area (Refer Greater Launceston
Plan, Summary Report, op. cit.).

As indicated above, these areas have been
included in the historic analysis for purposes
of continuity to the future development
scenario. As the diagram indicates (Refer
Figure 4), the role of the future growth areas
in recent historic terms is relatively minor

in the 2003-05 period with some notable
increases in development primarily in the St
Leonards area following 2008.

OTHER SUBURBS.
Patterns of residential development in Kings
Meadows and all other suburbs in the Study
Area are shown in Figure 4. Two clear trends
can be seen:

The rapid rise of Kings Meadows
(from 23 dwellings during the
2003-05 period and three per cent
of the Study Area’s residential
development to 91 dwellings during
the 2015-17 period and 22 per cent
of the Study Area’s

residential development).

The progressive decline of all

other suburbs in the Study Area (211
dwellings in the 2003-05 period and
31 per cent of development in the
Study Area, to 96 dwellings in

the 2015-17 period and 23 per cent
of development).



SUMMARY OF TRENDS.

In summary, an examination of historic
patterns in residential development in

the Study Area has revealed a number of
important underlying trends (Refer Figure 4
and Table 4):

The significant long-term decline of
the conjoint role of the former
leading growth suburbs. Residential
development within the City of
Launceston was highly focused on
the suburbs of Newnham, Newstead
and Youngtown, during the early
years of the post-2000 period. In
the 2000-02 period, almost two-
thirds of residential development

in the Study Area was
accommodated in the three
suburbs. In the 2003-05 period,
approximately 62 per cent

on new residential development in
the Study Area occurred

in these suburbs. The period

from 2006 onwards, was marked

by the significant and progressive
decline of the role of these former
growth suburbs such that by 2015-
17 they collectively only contributed
34 per cent of new housing
development in the Study Area.

The decline in housing development
in the former growth suburbs

was only partially addressed by
notable increases in residential
development in the St Leonards area
with some ongoing development in
the Prospect area and with some
significant development in the
Kings Meadows area. It should be
emphasised that in the historic
context that these were short-term
responses to local demand.

Itis important to note the

decline during this period

of the residential development role
of all other suburbs in the City of
Launceston Study Area (14 suburbs
in all) particularly during

the post-2011 period

(Refer Figure 4).

The overall historic outcome of significant
falls in total housing development in the
Study Area essentially marks the decline

of the former leading growth suburbs in
the post-2003 period. It must be strongly
emphasised that these suburbs have
played a critical role in the development
and consolidation of suburban Launceston.
The three suburbs were and remain highly
attractive areas for development; their
decline is simply a reflection of declining
land stocks. The overall decline of new
housing development in the Study Area,
was an accurate reflection of the absence of
any other major attractive residential areas
within the City of Launceston that were
capable of effectively replacing the former
growth suburbs.

The housing future of the Study Area is

now very limited with land stocks of several
suburbs approaching effective depletion.
The examination of the future development
scenario clearly shows the future limited role
of existing zoned suburbs in the Study Area
and the critical need to develop the planned
new area of St Leonards in the south-eastern
corridor, together with the need to bring
forward a major new development area at
South Prospect in the south-west corridor.
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TABLE 4

CITY OF LAUNCESTON STUDY AREA:

BUILDING APPROVALS FOR NEW
RESIDENTIAL DEVELOPMENT

(2000 - 2017)

ANALYSIS BY SUBURB AND DISTRICT

Total Development by Trienniel Period Total period

o 2000-02°  2003-05 2006-08 2009-11 2012-14 2015-17 2000-17
District/Suburb > 3

TDU’ MU° TDU MU TDU MU TDU MU TDU MU TDU MU TDU MU

No. % No. % No. % No. % No. % No. % No. %
North District
~ Newnham 480 167 860 384 1330 195 1560 500 890 247 610 295 5730 323
~ OtherSuburbs 120 583 680 838 330 6670 430 698 240 792 400 900 2200 706
TD‘::::;C':”th 600 250 1540 584 1660 301 199.0 543 1130 363 1010 535 7930 45.1
Total: East 3.0 ~ 90 ~ 220 682 180 3890 60 333 10 ~ 590 407
District
Total: SouthBast 1.5 534 100 ~ 310 97 600 617 330 121 380 105 1850 38.1
District
Central District
~ Newstead 1140 570 1210 669 560 286 550 236 610 590 630 429 4700 506
~ OtherSuburbs 240 250 550 490 810 444 320 438 400 550 180 500 2500 456
Total: |
D‘;::ricfe""a 1380 514 1760 614 1370 380 870 310 1010 574 810 420 7200 489
South District
~ Youngtown 1390 460 2090 268 1020 451 260 346 220 91 160 375 5140 356
~ KingsMeadows 140 143 230 301 220 273 410 341 580 103 910 407 2490 279
~ OtherSuburbs 310 258 160 ~ 100 400 210 190 140 500 120 333 1040 260
;‘;::;j“th 1840 402 2480 262 1340 418 880 307 940 160 1190 395 8670 328
TD‘::::;C‘:’“" 370 54 630 365 620 274 600 417 430 372 250 200 2900 30.3
;‘?::r';?”thwes" 17.0 ~ 140 786 300 333 810 420 410 537 490 551 2320 448
Total City of
LauncestonStudy 4520 365 6740 441 5820 349 5930 44.6 4310 367 4140 418 31460 40.1

Area

' 2000-02 Inclusive, comprising of calendar years (i.e. January 2000 - December 2002)

2TDU: Total dwelling units

®MU: Multiple units. Includes retirement villages
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TABLE5

CITY OF LAUNCESTON STUDY AREA:

INDICATIVE RESIDENTIAL BUILDING
APPROVALS

FUTURE SCENARIO (2018 - 2032)

Indicative Future Total Development by Triennial Period

District/Suburb 2018-20 2021-23 2024-26 2027-29
TDU MU TDU MU TDU MU TDU MU
No. % No. % No. % No. %
North District
~ Newnham 40 35.0 40 35.1 40 35.0 40 35.0
~ Other Suburbs 40 70.0 40 70.0 40 70.0 40 70.0
Total: North District 80 52.5 80 52.5 80 52.5 80 52.5
Total: East District 5 10 40.0 10 40.0 10 40.0
South East Corridor
~ Waverley/North St. Leonards 30 13.3 30 20.0 45 25.0
St Leonards 40 10.0 50 16.0 110 20.0 160 25.0
Total: South East Corridor 40 10.0 80 15.0 140 20.0 205 25.0
Central District
~ Newstead 32 50.0 28 50.0 12 100.0 12 100.0
~ Other Suburbs 20 50.0 20 50.0 12 100.0 12 100.0
Total: Central District 52 50.0 48 50.0 24 100.0 24 100.0
South District
~ Youngtown 20 40.0 40 40.0 40 40.0 40 40.0
~ Kings Meadows 60 40.0 50 40.0 40 40.0 39 51.3
~ Other Suburbs 12 33.3 12 33.3 12 33.3 12 33.3
Total: South District 92 39.1 102 39.2 92 39.1 91 440
Total: West District 42 33.3 44 33.3 46 33.3 45 60.0
Total: South West District 40 50.0 12 100.0 72 40.0 102 40.0
Total City of Launceston Study Area 351 40.4 376 39.5 464 38.4 557 41.1




Residen-

Indicative Future Total Development by tial Devel- Residential Land
Triennial Period opment Development Summary
Summary
District/Suburb 2030-32 2018-32 2018-32 2018-32
. Supply
TDU MU TDU MU Supply at Addition- Lots Con- Balance
No. % No. % 2018  alSupply sumed 262032
No. Lots No. Lots No.
No. Lots
North District
~ Newnham 40 35.0 200 35.0 299 154 145
~ Other Suburbs 50 70.0 200 70.0 945 116 829
Total: North District 80 52.5 40 52.5 1,244 270 974
Total: East District 10 40.0 45 35.6 343 35 308
South East Corridor
~ Waverley/North St. Leonards 45 30.0 150 23.2 683 130 553
St Leonards 200 30.0 560 23.9 241 1,650 494 1,397
Total: South East Corridor 245 30.0 710 23.8 924 1,650 424 1,950
Central District
~ Newstead 12 100.0 96 68.8 45 45
~ Other Suburbs 12 100.0 76 73.7 42 42
Total: Central District 24 100.0 172 710 87 87
South District
~ Youngtown 40 40.0 180 40.0 318 136 182
~ Kings Meadows 16 100.0 205 46.8 149 149
~ Other Suburbs 8 100.0 56 429 329 182
Total: South District 64 62.5 441 43.5 511 305 206
Total: West District 40 60.0 217 43.6 149 149 ~
Total: South West District 132 40.0 358 43.1 35 1,000 260 775
Total City of Launceston Study Area 595 43.7 2,343 40.9 3,293 2,650 1,754 4,189

Residential Land Demand



Future
Development
Scenario:
2018-2032

An important part of the Study was the
preparation of a future development scenario
for two future periods: 2018-32 and 2033-
47.The scenario developed for 2018-32
utilised emerging trends from the later stages
of the previous period in the developed
suburbs of the Study Area. In addition, three
new development areas were envisaged to
commence during the 2018-32 period. These
were:

SOUTH-EAST CORRIDOR.

The development of the south-east corridor
as set out in Table 6, was based on several
assumptions. These were:

It was assumed that the Waverley/
north St Leonards area which is
currently zoned, would commence
development in early 2021.

It was further assumed that annual
development would be limited in
the period to 2032 primarily due

to the limited access to the new
development area and the difficulty
in achieving a clear differentiation
to the existing Waverley area, and
because it would be likely to be a
single front-based development.

It was assumed that the St Leonards
Structure Plan, together with

the St Leonards Town Centre
Improvements Plan, would be

both adopted by Council and that
detailed implementation planning

and required statutory amendments
would be in place by 2023 and that
residential development would
commence by early 2024. It was
assumed that development would
occur on at least two development
fronts and that there would be
significant later take up over the
period following 2024.

SOUTH-WEST CORRIDOR.

The development of the south-west corridor
as indicated in Table 6, is based on several
assumptions. These were:

that Council would adopt the
recommendations of this Study and
would commission or undertake
land planning assessments and
infrastructure needs studies for the
South Prospect area during 2019;

that the planning studies would

be undertaken together with a
staged development strategy for a
new planned community at South
Prospect, and that this process
would be completed by early 2021;

that all necessary re-zonings would
be in place by late 2023 and that the
first stages of development could
commence in early 2024;

that once commenced, there would
significant take up following 2024 in
part due to acknowledged servicing
difficulties restricting development
in the existing south-west corridor
areas in the Meander Valley
municipality.



Key findings encompass the following (Refer
Table 5):

FORMER GROWTH SUBURBS.

As indicated above, the former growth
suburbs of Newnham, Newstead and
Youngtown, were projected on the basis
of recent and emerging trends modified
by available land stocks. The resultant
development scenario indicated
approximately 480 dwelling units
developed in the three suburbs in the
15-year period 2018-32 inclusive, or
approximately 20 per cent of potential
future development in the Study Area.

It isimportant to note that at these
rates of development, Newstead’s
effective land stocks would be depleted
in this period, and the other two former
growth suburbs of Newnham and
Youngtown would be approaching the
end of their available land resources
during the period.

NEW GROWTH AREAS.

The new growth areas comprising the
south-east and south-west corridors
were estimated to have the potential to
develop approximately 1,070 dwelling
units in the period 2018-32. This would
comprise the largest single component
of residential development in the Study
Area (approximately 46 per cent of
residential development in the period).

OTHER EXISTING SUBURBS.

All other existing suburbs in the Study
Area were estimated to have the
potential to develop approximately 800
dwelling units over the period 2018-
32. This would comprise about 34 per
cent of residential development in the
period.

It will be noted that several suburbs at the
trended rates of development adopted in

the scenario will have effectively depleted
available land stocks during the period 2018-
32. The suburbs are:

Newstead and other suburbs in the
Central District;

Kings Meadows in the South District;
Other suburbs in the South District;
Suburbs in the West District;

Prospect in the South-West District.

The scenario development provided for
ongoing residential development even when
identifiable vacant land stocks were likely

to be approaching depletion. This will likely
occur through re-development of vacant land
parcels on developed properties or through
demolitions of older buildings. Analysis
undertaken by Council of multiple unit
development on “non-vacant land” provided
the basis for estimates of future levels of
re-development in developed suburbs (Refer
Table 6).

Residential Land Demand



Future
Development
Scenario:
2033-2047

The development scenario commenced in
the 2018-32 period was continued in the
successive 15-year period 2033-47 (Refer
Table 8):

FORMER GROWTH SUBURBS.

It was assumed that development
would continue at the trended rates
subject to available land stocks. In
Newstead future development in
this period would rely on the re-
development of existing properties.

The total level of development
potential in this period is estimated to
be approximately 500 total dwelling
units or approximately 13.6 per cent of
potential development.

NEW GROWTH AREAS.

It was assumed that the new

growth areas would continue at full
development in this period. Peaks in
future development levels would be
determined by access to development
fronts, future economic conditions,
other competitive development areas
and limits to local area demand.

The total level of development potential
is projected to be in excess of 1,650
dwelling units in the south-east corridor
and approximately 1,060 dwelling

units in the south-west corridor. The
two development areas are projected
to dominate residential development

in the Study Area comprising
approximately 74 per cent of residential
development (Refer Table 7).

OTHER EXISTING SUBURBS.

All other suburbs in the Study Area
would be developed at trend subject

to available land stocks. The scenario
development indicates that the

other suburbs have the potential for
approximately 450 dwelling units in the
period 2033-47, or approximately 12
per cent of residential development.

As Table 8 indicates, the prevailing
pattern in this period will be for

almost all of the developed suburbs
inthe Study Area to have largely
depleted available land stocks. In these
circumstances, new dwelling units
would be likely to be the outcome of
re-developments of existing land stocks
and older buildings.



In summary, the scenario development for the
two successive future periods 2018-32 and
2033-47, provided a basis to assess future
patterns of development and residential land
requirements. The scenario development
revealed the fragility and limitations of the
existing suburbs to accommodate significant
residential development with existing limited
land stocks in high demand areas.

The key single finding is the absolute
necessity for the growth areas: St Leonards
and Waverley in the south-east corridor

and South Prospect in the south-west
corridor. These areas will have the capacity to
accommodate high level demand necessary to
maintain a significant residential development
role for the City of Launceston. As Figure

4 indicates, by 2030-32 approximately 73

per cent of residential development in the
Study Area will be generated by the new
development areas.

It will be noted that even with the adoption
of an efficient development process that
facilitates the new development areas there
is still likely to be an overall downturnin
dwelling approvals particularly prior to 2024.
It is also noted that development levels in
the Study Area will likely not reach levels
achieved prior to 2011 until after 2032.

In a sense, this is the outcome of a
fundamental transformation that is necessary
to achieve an effective replacement for

the former growth suburbs of Newnham,
Newstead and Youngtown by newly planned
significant communities in the south-east and
south-west corridors to support the long-
term sustainable development of Launceston.

Residential Land Demand



TABLE 6

CITY OF LAUNCESTON STUDY AREA:

BUILDING APPROVALS FOR NEW
MULTIPLE UNITS ON NON-VACANT LAND

(2000 - 2017)

TOTAL PERIOD
MULTIPLE UNIT DEVELOPMENT ON NON-VACANT LAND 2000-2017
% OF
SIRRIGIZEINE 2000-02 2003-05 2006-08 2009 -11 2012-14 2015-17 AN
o MULTIPLE
UNITS IN
No No No No No No AREA

NORTH DISTRICT

Newnham 3 13 12 15 8 9 60 324

Other Suburbs 2 8 11 6 3 2 32 20.6
TOTAL: NORTH DISTRICT 5 21 23 21 11 11 92 25.7
TOTAL: EAST DISTRICT - - 4 3 1 - 8 33.3
TOTAL: SOUTH-EAST DIS-
TRICT 1 - 1 7 2 1 12 17.0
CENTRALDISTRICT

Newstead 3 12 5 5 8 7 40 16.8

Other Suburbs 5 7 9 5 5 4 35 30.7
TOTAL: CENTRAL DISTRICT 8 19 14 10 13 11 75 21.3
SOUTH DISTRICT

Young Town 4 17 18 1 1 2 43 235

Kings Meadows 1 3 2 5 2 16 29 41.7

Other Suburbs 3 - 2 - 3 2 10 37.0
TOTAL: SOUTH DISTRICT 8 20 22 6 6 20 82 28.8
TOTAL: WEST DISTRICT 1 9 6 5 8 2 31 35.3
TOTAL: SOUTH WEST DIS-
TRICT - 4 4 9 11 12 40 38.5
TOTAL: CITY OF LAUNCES-
TON STUDY AREA 23 73 74 61 52 57 340 26.3
% of all New Multiple Units 13.9 24.6 36.5 23.0 32.9 33.0 N. App 26.3




TABLE 7

CITY OF LAUNCESTON STUDY AREA:

FUTURE DEVELOPMENT SCENARIO

(2033 -2047)

Indicative Future Total Development by Triennial Period

District/Suburb 2033-35 2036-38 2039-41 2042-44
TDU MU TDU MU TDU MU TDU MU
No. % No. % No. % No. %
North District
~ Newnham 50 40.0 50 40.0 50 40.0 50 40.0
~ Other Suburbs 40 70.0 40 70.0 40 70.0 40 70.0
Total: North District 90 53.3 90 53.3 90 53.3 90 53.3
Total: East District 10 40.0 10 40.0 10 40.0 10 40.0
South East Corridor
;r\;\fver'ey/ North St.Leon- 60 25.0 75 35.0 90 350 120 35.0
St Leonards 210 35.0 240 35.0 240 35.0 240 35.0
Total: South East Corridor 270 35.0 315 35.0 330 35.0 360 35.0
Central District
~ Newstead 12 100.0 12 100.0 12 100.0 12 100.0
~ Other Suburbs 12 100.0 12 100.0 12 100.0 12 100.0
Total: Central District 24 100.0 24 100.0 24 100.0 24 100.0
South District
~ Youngtown 40 40.0 40 40.0 50 40.0 50 40.0
~ Kings Meadows 12 100.0 12 100.0 12 100.0 12 100.0
~ Other Suburbs 4 100.0 4 100.0 4 100.0 4 100.0
Total: South District 56 57.1 56 57.1 66 544 66 54.4
Total: West District 12 100.0 12 100.0 12 100.0 12 100.0
Total: South West District 162 36.3 192 36.3 222 36.3 237 38.0
Total City of Launceston 624 4338 699 429 754 424 799 426

Study Area

Residential Land Demand



Indicative Future Total

Residential Develop-
Development by Trien- >

Residential Land

X . ment Summary Development Summary
nial Period

District/Suburb 2045-47 2033-2047 2033-2047 Sy

TDU MU TDU my  oupplvat Additional - lots o o

No. % No. % 2033 Supply  Consumed 2047

No.Lots  No. Lots No.
No. Lots

North District
~ Newnham 10 100.0 210 429 145 145
~ Other Suburbs 40 70.0 200 70.0 829 130 699
Total: North District 50 76.0 410 56.1 974 275 699
Total: East District 10 40.0 50 40.0 308 40 268
South East Corridor
~ Waverley/North 140 350 485 350 553 400 153
St. Leonards
St Leonards 240 35.0 1170 35.0 1397 832 965 1264
Total: South East Corridor 380 35.0 1,655 35.0 1,950 832 1,365 1,417
Central District
~ Newstead 12 100.0 60 100.0
~ Other Suburbs 12 100.0 60 100.0
Total: Central District 24 100.0 120 100.0
South District
~ Youngtown 50 40.0 230 40.0 182 182
~ Kings Meadows 12 100.0 60 100.0
~ Other Suburbs 4 100.0 20 100.0
Total: South District 66 54.5 310 55.5 182 182
Total: West District 12 100.0 60 100.0
Total: South West District 252 38.0 1065 37.1 775 1,000 834 941
Total City of Launceston 794 432 3670 429 4189 1832 2686 3325

Study Area




TABLE 8

CITY OF LAUNCESTON STUDY AREA:

HISTORIC AND POTENTIAL FUTURE
RESIDENTIAL ALLOTMENT SUPPLY
REQUIREMENTS

(2003 - 2017,2018 - 2032, 2033 - 2047)

RESIDENTIAL LAND DEMAND/ SUPPLY

COMPONENT 2003 -2017 2018 -2032 2033-2047
Residential Development:
Total Dwelling Unit (TDU) 2,690 2,340 3,670
Land Demand: Residential Sites required:
Equivalent Single Lots (ESL) 1,980 1750 2,700
Total Potential Residential Land Supply:
Equivalent Single Lots (ESL) 3,290 4190 3,330
Marginal Residential Land Supply (ESL) 1,290 1,140 970
Core Residential Land Supply 2,000 3,050 2,360
Additional Land Supply (ESL) - 2,650 1,830

FOOTNOTES:

1. Allhistoric and future estimates rounded to the nearest ten units.

2. Marginal land supply is designated in areas where there is no significant or notable demand in the past or foreseeable
future. It applies for the Rocherlea and Ravenswood areas.

3. Coreresidential land supply is designated in areas where there has been a notable or significant demand over the
period 2003-17, or where there is a likely prospect of notable or significant demand over the next 15 years (2018-32)
and beyond. It applies in all other identified areas in the City of Launceston Study Area.

4. Additional land supply: 2018-32 comprises 1,650 lots for the St Leonards area (Stages A and B of the St Leonards

Structure Plan) and 1,000 lots in the Strathroy area.
2033-47 comprises 830 lots for the St Leonards area (Stage C of the St Leonards Structure
Plan) and 1,000 lotsinthe Strathroy area.

Residential Land Demand



Supplementary
Work

The draft final report was submitted to
Council on 25 October 2018. The report

was reviewed in November 2018 and the
consultant was briefed on the outcome of the
review on 5 December 2018. Key points of
the review encompass the following:

there were two matters outside the
brief where additional commentary
and supporting analysis where relevant
were requested. These related to:

arequest to address the relationship
between population and housing in
the greater Launceston area;

arequest to address the need for
Council to have greater flexibility to
rezone land for housing which lay
outside both the existing residential
zones and the proposed south-east
and south-west corridors.

Supplementary
Study Objectives

As indicated above, the requested work lay
outside the brief. Therefore, a formal set of
objectives was drafted to provide a purpose
and structure for the work. This is set out
below:

RELATIONSHIPS BETWEEN
POPULATION AND HOUSING

Objectives encompass the following:

The principal objective of this
component of the study was to
address the relationship between
population and housing in the
greater Launceston area.

Issues related to this objective encompassed
the following:

Is there a measurable relationship
between population and housing
stock in the greater Launceston
area?*

Initial analysis has indicated that
growth in total dwelling stock

in the greater Launceston area
significantly exceeded growth in the
resident population over the period
2001 - 2016.

Is this “normal” for comparable
regional cities?

Is this sustainable?

Over the period 2001 - 2016, the
percentage of occupied dwelling
stock fell in the greater Launceston
area;

Is this “normal” for comparable
regional cities?

Is this sustainable?



NEED FOR FLEXIBILITY FOR
COUNCILTO REZONE LAND
FOR RESIDENTIAL PURPOSES
OUTSIDE THE EXISTING ZONES
AND THE SOUTH-EAST AND
SOUTH-WEST CORRIDORS.

Objectives encompass the following:

The principal objective of this
component of the study was to
address the request to provide a
degree of flexibility for Council to
be able to examine requests for land
rezoning which lay outside existing
zones and outside the south-east
and south-west corridor, and to
implement these requests where
justifiable.

Issues related to this objective encompassed
the following:

The need to provide a rationale and
framework for increased flexibility
for Council to be able to rezone
land in locations as indicated
above where this could be
reasonably justified either by local
demand or by strategic planning
considerations.

4 in greater city areas, processes of demographic and urban change will result in significant intra-urban losses and
gains within the wider city area. There was a need to identify a statistical area which encompassed the greater
City of Launceston and as such represented an integral functional unit in economic and urban structural terms
(refer also to Footnote 5 in this context).

For example, the City of Launceston or the municipality of West Tamar are political units. They are not functionally
integral areas. When trying to derive relationships between population and housing, the analysis is made much
more straight forward through the use of statistical areas which reasonably represent the greater city as an
integrally functional unit in economic and urban structural terms.

Residential Land Demand



Relationship
between
population
and housing

As indicated in Section 4.1, the study was
required to identify, if possible, a measurable
relationship between population and
housing in the greater Launceston area. It
will be recalled that potential future housing
demand in the greater Launceston area was
assessed through long term trend analysis

of the new housing market in the greater
Launceston area. Trending actual housing
demand statistics over time takes account
of changing patterns of demand over time;
so, if, for example, housing demand was
falling, this would be reflected in new housing
development as it is extremely unlikely
builders would continue developing for non-
existent markets.

It was observed that over the period 2001-
2016, the estimated resident population
(ERP) of a composite region defined for

this study which contained the greater
Launceston area® increased by approximately
8.9 per cent. Total dwelling stock (TDS)

of the same area over the same period,
increased by 14.6 per cent. This observation
raised a question concerning the longer

term “normality” of the greater Launceston

occupied dwelling stock across the greater
Launceston area was approximately 89.4 per
cent. By the 2016 Census, this had declined
to approximately 83.6 per cent.

In order to address this issue and the
broader issue of the relationship between
population and housing, it was decided to
undertake a comparative historical analysis
of the populations and housing development
patterns of comparable Australian regional
cities. The analysis would indicate the extent
to which:

housing stock growth and population
growth were co-related;

whether in the broader context of
other Australian regional cities, the
behaviour of the greater Launceston
housing market was reflective of
broader Australian regional city
housing markets or at significant
variance to them;

whether the long-term fall of the
percentage of dwelling stock which is
occupied is reflective of the broader
Australian regional city pattern/s or at
significant variance to them.

The greater Launceston statistical sub-division was defined by the Australian
Bureau of Statistics at the 2006 Census. This area optimally reflected

the greater urban and related area relevant to Launceston (refer Greater
Launceston Plan, Summary Report, July 2014, Figure 1.1, Page 2, and relevant
text, Page 3). Unfortunately, this statistical area was discontinued after the
2011 Census and is not available for historical comparative analysis.

housing market. That is, whether over

the longer term, the ongoing differential
growth of total dwelling stock in relation to
population growth, was not “normal” and this,
in turn, raised questions as to its long-term

sustainability based on current trends. The nearest comparable area for which readily available historic information is

available, is a composite region encompassing the following municipalities:
Arelated issue concerned the ongoing fall in

the proportion of total dwelling stock that
was observed as occupied at the time of the
Census. In 2001, the average proportion of

City of Launceston,
Municipality of West Tamar,
Municipality of Meander Valley,

Municipality of George Town.



Nine additional mid-sized Australian regional
cities were selected for comparative analysis
with the greater Launceston area over the
period 2001-2016. The cities ranged from
approximately 64,000 - 117,000 people

at the 2016 Census or cities smaller to
approximately the same size as greater
Launceston. The cities were:

Albury-Wodonga (approximate ERP at
the 2016 Census, 92,270 people);

Ballarat (comparable ERP, 103,500
people);

Greater Bendigo (112,290 people);
Bunbury?¢ (91,080 people);
Bundaberg (94,260 people);

Coffs Harbour (74,670 people);
Mackay (117,220 people);
Rockhampton (81,330 people);

Wagga Wagga (63,910 people).

As indicated above, a composite region
encompassing greater Launceston

was included in the analysis. It had an
approximate ERP of 129,760 persons at the
2016 Census.

Each of the above cities or composite regions

was assessed in relation to the following:

ERP for the following Census years:
2001, 2006, 2011 and 2016;

Total dwelling stock (TDS) at the
Census for the above years;

Occupied dwelling stock (ODS) at the
Census for the above years.

OUTCOMES OF THE REGIONAL
CITY ANALYSES

(a) Assessment of the Population-Total
Dwelling Stock Relationship

Key outcomes of the regional city analyses
are set out in Tables 9 and 10 and in Figure 5.
Table 9 examined the potential relationship
between housing stock and population for the
ten regional cities. Overall population change
over the period 2001 - 2016 is shown in
Column 3. Note that all cities had population
growth over the period:

cities at the lower end of the
population growth scale included
greater Launceston (8.9 per cent over
the 15-year period), Wagga Wagga
(12.5 per cent) and Rockhampton
(15.4 per cent);

several regional cities had population
growth in the approximate range 19
- 22 per cent. These encompassed
Coffs Harbour (19.3 per cent),
Albury-Wodonga (19.5 per cent) and
Bundaberg (21.7 per cent);

both Ballarat and Greater Bendigo
recorded approximately 26 per cent
overall growth over the period,;

two regional cities had growth in excess
of 30 per cent over the 15-year period.
These were Mackay (31.2 per cent) and
Bunbury (39.5 per cent).

¢ Composite region for comparative analysis purposes. It
comprises the following municipalities:

City of Bunbury;

Capel Shire;

Dardanup Shire;

Harvey Shire.

Residential Land Demand



Table 9 also shows the overall change in

total dwelling stock (TDS) between the 2001

and 2016 Censuses. These are shown in
Column 4. Note that:

population growth over the 2001-2016
period is represented by a Resident
Population Index where the population
of each city at 2001 equals 100.0 (refer
Column 3);

the relative change in TDS is also
measured where the total dwelling
stock at the 2001 Census equals 100.0;

it was observed that in every single
case that the TDS index exceeded the
Resident Population Index; that is, total
dwelling stock grew measurably faster
than resident population in every single
city examined over the period;

The extent to which total dwelling
stock outpaced population growth was
measured by dividing the total dwelling
stock index by the resident population
index. This is represented by F.1 (refer
Column 6). Note that the value of

F.1 varied from approximately 1.03

for Wagga Wagga and Rockhampton
through to 1.04 and 1.05 for Mackay
and Launceston through to 1.08 and
1.09 for other cities including Bunbury,
Greater Bendigo, Ballarat and Albury-
Wodonga.

To summarise thus far, all of the ten mid-sized
regional cities which were examined, had
population growth over the 15-year period
2001-2016 which ranged from less than ten
per cent over the period, to almost forty per
cent. It was noted that:

In each case, the relative growth in total
dwelling stock over the same period

for each city exceeded the population
growth rates of each of the respective
cities;

The findings as set out in Table 9 also
appeared to indicate that the extent to
which the growth rate of the housing
stock in each city was elevated, broadly
reflected the population growth rate;
that is, generally speaking, it appeared
to be the case that the higher the
population growth rate, the higher

the extent of elevation of the housing
stock growth rate (over and above the
population growth rate).

This observation was further tested through
aregression analysis of the ten cities. A
statistical relationship was sought between:

the population growth rate of each
regional city over the 15-year period,
2001 - 201¢;

the growth rate of total dwelling stock
in each of the regional cities over the
same time period.

The results of the test are shown in Figure 5.
It was found that:

across the ten mid-sized regional

cities examined, the growth rate of
population was strongly statistically
co-related with the growth rate of total
dwelling stock;

the statistical relationship was

best represented by a straight-

line regression with an R-squared
correlation value of approximately
0.94.This is considered a very high
level of correlation and indicated
that approximately 94 per cent of
the statistical variation in the data
set was explained by the straight-line
regression;



the regression analysis was undertaken
by Dr David Wilson, Department of
Engineering, University of Melbourne.
He has advised that the identified
relationship is statistically highly
significant and there was virtually a nil
statistical chance of the data being the
outcome of a random distribution.

(b) Assessment of the Occupied Dwelling
Stock-Population Relationship

Table 9 also showed the potential relationship
between changes in occupied dwelling stock
(ODS) and population over the 15-year time
period, 2001-2016, for the ten mid-sized
regional cities. Note in Table 9 that:

changes in occupied dwelling stock
were represented by a change index
where the value of occupied dwelling
stock at 2001 for each city was set

at 100.0. The values in Column 5
represent the change indices for the
period 2001 - 2016, relative to the
value for the base year;

it will be seen that the change indices
for occupied dwelling stock are almost
identical to the change indices for
population for each of the cities tested;

the ratio of the ODS change index to
the resident population index for each
city for the period is represented by the
F.2 value in Column 7. Note that the F.2
values varied from 0.94 for Mackay to
1.01 for Bunbury and Wagga Wagga,
with an average F.2 value of 0.99 for
the ten mid-sized regional cities under
study;

this indicated that the for the ten mid-
sized regional cities under study, the
rate of growth of occupied dwelling
stock appeared to vary almost directly
with the rate of growth of population.

As in the case of the population - total
dwelling stock relationship, the population

- occupied dwelling stock relationship

was also statistically tested. The assessed
relationship is shown in Figure 5. Key findings
encompassed the following:

across the mid-sized regional cities
examined, the rate of growth of
population was strongly statistically
co-related with the growth rate of
occupied dwelling stock;

the statistical relationship was also
best represented by a straight-

line regression with an R-squared
correlation value of approximately
0.90;

as in the case of the test for the total
dwelling stock-population relationship,
it was found that there was a highly
statistically correlation between

the rate of growth for population

and the rate of growth of occupied
dwelling stock with a statistical chance
approaching zero of the outcomes
being a random distribution.

Residential Land Demand



(c) Assessment of Changes in Occupied
Dwelling Stock

An analysis was also undertaken of changes
in the proportion of dwelling stock which was
occupied during the period 2001 - 2016 for
the ten mid-sized regional cities under study.
The following findings were made (refer Table
10):

in 2001 the average level of the
proportion of total dwelling stock
which was occupied at the Census
was approximately 91.0 per cent with
all cities examined broadly in the
range 89 - 92 per cent (refer Table 10,
Column 2);

the results of the 2016 Census
indicated that all of the cities under
study had moved downward in terms of
the proportion of total dwelling stock
that was occupied, with an average of
approximately 84.5 per cent for the ten
cities under study, and with all the cities
under study broadly in the range of 80 -
89 per cent;

as a consequence, all of the cities
under study experienced a fall in the
proportion of occupied dwelling stock
which averaged 6.5 percentage points
across the range.



TABLE 9

HOUSING STOCK AND POPULATION
GROWTH:

COMPARATIVE ANALYSIS OF AUSTRALIAN
REGIONAL CITIES (2001 - 2016)

CHANGE INDEXES 2001 - 2016

e
REGIONAL CITY 2016 PSEZIII_DAI\ET,\IISN TDS CHANGE ODS CHANGE F1 £2

No PERSONS INDEX INDEX INDEX
Albury - Wodonga (C/RC) 92,270 119.5 128.6 119.9 1.08 1.00
Ballarat (C) 103,500 125.7 137.3 126.0 1.09 1.00
Greater Bendigo (C) 112,290 126.1 136.6 125.2 1.08 0.99
Bunbury (R) 91,080 139.5 151.1 141.3 1.08 1.01
Bundaberg (R) 94,260 121.7 133.1 1184 1.09 0.97
Coffs Harbour (C) 74,670 119.3 125.6 114.3 1.05 0.96
Launceston (R) 129,760 108.9 114.6 106.5 1.05 0.98
Mackay (R) 117,220 131.2 136.0 122.8 1.04 0.94
Rockhampton (R) 81,330 115.4 118.5 114.0 1.03 0.99
Wagga Wagga (C) 63,910 1125 115.6 113.2 1.03 1.01
Mid-sized Regional Cities 96,030 1220 129.7 120.2 1.06 0.99
Average

Col. 1 Col.2 Col.3 Col.4 Col.5 Col.6 Col.7

FOOTNOTES:

1. Albury-Wodonga comprises the City of Albury and the Rural City of Wodonga.

2. Launceston region comprises the City of Launceston and the municipalities of West Tamar, Meander Valley, Northern
Midlands and George Town.

Bunbury region comprises the City of Bunbury and the Shires of Capel, Dardanup and Harvey.

TDS: Total Dwelling Stock.

ODS: Occupied Dwelling Stock.

F.1: Ratio of Total Dwelling Stock Index to Resident Population Index.

F.2: Ratio of Occupied Dwelling Stock Index to Resident Population Index.

All residential population statistics have been rounded to the nearest ten persons.
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HOUSING STOCK AND POPULATION
GROWTH:

COMPARATIVE ANALYSIS OF MID-SIZED
AUSTRALIAN REGIONAL CITIES (2001 -
2016)
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TABLE 10

COMPARATIVE ANALYSIS OF AUSTRALIAN
REGIONAL CITIES (2001 - 2016)

LONG-TERM CHANGES IN OCCUPIED
DWELLING STOCK

DWELLING STOCK
% OCCUPIED

REGIONAL CITY CHANGE
2001 2016 2001 - 2016
% POINTS
Albury-Wodonga 92.8 86.5 -6.3
Ballarat 92.8 85.2 -7.6
Bendigo 92.1 84.4 -7.7
Bunbury 89.8 84.0 -5.8
Bundaberg 90.6 80.6 -10.0
Coffs Harbour 918 835 -8-3
Launceston 89.4 83.6 -5.8
Mackay 89.2 80.5 -8.7
Rockhampton 89.8 86.4 -34
Wagga Wagga 91.7 89.8 -1.9

Mid-sized Regional Cities

91.0 84.5 -6.5
Average




(d) Summary

In summary, the comparative assessments
undertaken for ten mid-sized Australian
regional cities clearly demonstrated the
following:

that for the group of cities under study
change in total dwelling stock was
highly statistically related to change

in the resident population. It was an
elevated function of population growth
where the rate of change of population
generally produced a differential
outcome in the rate of change of total
dwelling stock;

similarly, for the group of cities under
study change in occupied dwelling
stock was strongly statistically related
to change in the resident population.

It was a direct function of population
growth with the rate of change of
population generally produced a similar
change in the level of occupied dwelling
stock at a rate of approximately
1.00:1.00;

it was also found that all of the cities
under study incurred afall in the

level of occupied dwelling stock as a
proportion of total dwelling stock with
an average fall across the range of cities
of 6.5 percentage points.

The comparative assessment of mid-sized
Australian regional cities, provides a powerful
context in which to place observed changes

in dwelling stock and the relationship with
population changes in the greater Launceston
areaover the 15-year period 2001 - 2016. It
can be seen that:

far from being an oddity, the elevated
level of total dwelling stock change (in
relation to population change) in the

greater Launceston area, was entirely
consistent with similar patterns of
housing-population change across nine
other mid-sized Australian regional
cities;

similarly, the population-occupied
dwelling stock relationship found

for greater Launceston was broadly
reflected with very similar patterns
of change in the nine other mid-sized
regional Australian cities under study;

again, the observed fall in the
percentage of occupied dwelling stock
over the 15-year period 2001 - 2016,
inthe greater Launceston area, was
broadly reflected across the nine other
mid-sized Australian regional cities
under study.

In summary, the key structural characteristics
observed in relation to housing development
in the greater Launceston area over the 15-
year period, 2001 - 2016, namely:

the observed long-term differential
growth of total dwelling stock in
relation to population growth;

the general direct relationship between
occupied dwelling stock growth and
population growth;

the long-term downward trend in the
percentage of occupied dwelling stock.

These observations of the greater Launceston
housing market, particularly the long-term
differential growth of total dwelling stock

in relation to population growth and the
ongoing long-term downward trend in the
percentage of occupied dwelling stock could
not be readily explained; and raised concerns
as to whether this market was operating

Residential Land Demand



“normally” in the longer term and questioned
if this process was sustainable in the longer
term.

The clear and consistent finding of the
comparative analysis with other mid-sized
Australian regional cities is that each of these
characteristics are clearly demonstrated
across this broader range of cities. This does
not explain these patterns but it certainly
provides Launceston with powerful company!

It is one thing to argue that perhaps the
Launceston housing market is unusual and
perhaps unsustainable in the longer term;
itis quite another to attempt to apply this
proposition to a broader group of mid-sized
regional cities drawn from five Australian
states, with a combined population
approaching one million people.

What it does mean is that explanations

for the patterns of structural change may
not yet be apparent and are beyond the
scope of this study; but there is no doubt
that what the analysis indicates is that
there must be demographic, market and
structural complexities at work in regional
city housing markets that are producing
similar patterns of outcomes across a range
of comparable cities. Possible explanations
for these outcomes which would need to be
assessed by independent research include
the following:

PERCEPTIONS OF GROWTH
DRIVING DEVELOPMENT

CHANGE.

It is possible that for the size range of
cities examined, housing markets are
dominated by highly localised views of
growth both in time and space. In this
situation development would likely

be driven by the perception of growth
and future prospects rather than
longer term trends and broader district
analysis. This may account for the

differential higher rate of total dwelling
stock growth in relation to population
growth and the finding of the research
in this study that cities with higher
rates of growth tended to have even
higher differential rates of total housing
development;

POSSIBLE FLUCTUATIONS
IN THE LEVEL OF OCCUPIED
DWELLING STOCK.

The Census measures both total and
occupied dwelling stock at a single
point in time (typically during August of
the Census year). In a number of cities
including Launceston, it is likely that
there has been significant growth in
the use of housing stock for short-term
rental accommodation typically during
times of tourism demand (the Airbnb
phenomenon).

Launceston’s tourism demand patterns tend
to be heavily seasonal in nature with peak
demands during the summer period. It is
likely that Airbnb and related demands for
housing rentals would also increase during
this period. It therefore might be the case
that housing stock classified as vacant at the
time of the Census, may in fact be occupied
for significant periods of the year. That is, in
this case, the date of the Census is a pointin
time which may not accurately reflect annual
short-term rental trends, and peak rental
trends.

AGEING OF THE POPULATION
AND POSSIBLE STRUCTURAL
EFFECTS ON THE LEVEL OF
VACANT DWELLING STOCK.

Launceston is ageing significantly



with strong growth in the elderly
population. Individuals and couples

in retirement, seeking to protect their
pension payments may resolve to
retain their former residence even if it
is now vacant, rather than sell it, if the
sale of the property changes their asset
position and thereby impacts in part or
whole on their pension entitlements.

It may well be the case that the ageing
of the populationis in turn, having an
unforeseen impact and compounding
the level of vacant housing stock,
where for various reasons, ageing
citizens opt not to sell their places

of residence. Future independent
research may indicate that one of the
effects of ageing of the populationis a
subsequent upward structural shift in
the level of vacant dwelling stock.

It is important to note that these findings

are only strictly applicable to the size range
of cities researched; that is within the range
of approximately 60,000 people to 120,000
people. Further research for much larger
Australian regional cities did not indicate
differential growth of total housing stock

in relation to population growth over the
same historic time period (2001 - 2016). It is
similarly likely that this would be the case for
metropolitan Australian cities.
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Rezoning of land
for residential
purposes outside
the existing zones
and the South-East
and South-West
corridors: proposed
guidelines for
council

It will be recalled that the principal objective
of this component of the study, was to
address the request to provide a degree of
flexibility for Council to be able to examine
requests for land rezoning which lay outside
existing zones and outside the south-east
and south-west corridor, and to be able to
implement these requests were justifiable.

The requirement to provide a degree of
flexibility for Council to act on reasonable
requests in local areas has been addressed
within the broader context of ensuring the
following principles:

CITY EXTENSIONS

ACCORDING TO PLAN.

A first basic principle that should
guide the assessment of non-corridor
extensions to the Launceston urban
areais that all applications to rezone
additional land for residential
development must be within a Council-
led and Council-approved planning
framework which encompasses the
subject area of the applicationin
question, which may be a Precinct
Structure Plan (PSP) or a Local
Structure Plan (LSP).

This is to avoid ad hoc developments which
do not make any material contribution to:

the amenity of the local area;
general pedestrian access;

road network planning and long-
term provision for inter-suburban
and district access;

provision of open space;

access to open space.

It is recommended that the subject
application be required to be consistent

with the principles and intent of a Precinct
Structure Plan (PSP) or Local Structure Plan
(LSP) to be led or co-ordinated by Council and
undertaken either by Council or a consultant
independent of the applicant under the
direction and guidance of Council.

NEED FORA

DEVELOPMENT FOCUS.

The application should be required

to demonstrate a timely and
professionally demonstrated

staged process to development. It is
understood that the application in the
first instance, would be concerned with
securing approval for a rezoning of the
subject land. However, the application
must be required to demonstrate

that it is fundamentally generated

to ultimately deliver a development
outcome.

To this end, it is recommended

that Council require the following
information as part of the rezoning
application:



development expertise and proven
capabilities of the applicant/
applicant team which are relevant to
the subject application;

demonstrated access to financial
resources of the applicant/
applicant team which are likely to be
necessary to achieve the successful
development envisaged in the
application;

asummary statement and intended
development schedule which the
applicant intends to follow upon the
approval of the subject rezoning
application.

REALISTIC PROSPECTS FOR

MARKET ACCEPTANCE.

The subject application should clearly
demonstrate that the development
envisaged by the application has
realistic prospects for market
acceptance by virtue of:

its close proximity to established
growth or high amenity areas;

a market analysis statement
providing a professionally based
assessment of likely demand
prospects for the proposed
development envisaged by the
application.

SOCIAL IMPACT STATEMENT
The application should be accompanied
by a Social Impact Statement which
should set out:

a contextual statement and plan of
the social resources and amenities in
the local area and suburb (and wider
area if relevant to the scale of the
envisaged development);

the potential contribution of

the project that will materially
improve the provision, access and
use of community and other social
amenities, services and facilities in
the local area, suburb and wider area
if relevant;

the potential social costs of the
envisaged project relevant to

the provision, access and use

of community and other social
amenities, services and facilities in
the local area, suburb and wider area
(if relevant).

ENVIRONMENTAL

IMPACT STATEMENT.

The application should be accompanied
by an Environmental Impact Statement
which should set out:

a contextual plan showing the
environmental constraints,
resources and amenity of the local
and influence arearelevant to the
application;

the contribution of the design plan
for the application to positively
contribute to the maintenance
and enhancement of the area’s
environmental resources and
amenity;

a statement of potential
environmental impacts attributable
to the proposed development
together with a plan or strategy to
address the possible impacts.
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ECONOMIC IMPACT

STATEMENT.

The application should be accompanied
by an Economic Impact Statement
which should set out:

the economic issues and resources
relevant to the project envisaged by
the application;

likely economic contribution of the
project envisaged by the application
to the local and wider economy:

during the construction phase;
in the post-development phase.
potential economic impacts of the

potential project to the local and
wider economy.

In summary, the proposed principles as set
out above, will provide a clear framework
for applications to be made for additional
residential zoning in situations outside the
existing residential zones and the south-east
and south-west corridors.

These principles are intended to ensure that
all future residential re-zonings, provide the
best options available to Council at any point
in time and are designed to optimise net
community benefits to existing and future
communities.

Above all, they seek to draw a clear
distinction between short-term ad hoc
development and flexible development within
a sustainable planning framework. There is a
clear need for Council to provide leadership
and guidance in the process.

It is clear that the most efficient way that
the requirements as set out above could be
met, would be as part of a Council-approved
and Council-led local planning process which
could provide an environmental, social

and economic framework within which
applications consistent with the local plan
and framework could be made.



Greater Launceston
area municipalities
(GLAM): Population
and dwelling unit
prospects

Population Review

The regression analysis undertaken in
Section 4.2 confirmed a relationship between
population growth and growth in total
housing stock, based on patterns observed

in ten mid-sized Australian regional cities
between 2001 and 2016. In this section, this
relationship was applied to a potential future
population for the Greater Launceston Area
Municipalities (GLAM) to estimate a future
total dwelling stock requirement for the
composite region.

The critical dynamic factor in this assessment
is the future population growth rate

for the period 2016 - 2031. Population
projections prepared by the Tasmanian
Government for municipalities and the state
of Tasmania were reviewed as a starting
point (Source: Department of Treasury and
Finance, Tasmanian Government, 2014,
Refer Appendix 3: Actual and Projected
Growth Rates, Tasmania and LGAs). Relevant
data from the Treasury source is set out in
Table 11. It will be noted that the Treasury
projections for 2013 - 2037 indicate:

a low scenario for the composite GLAM
region of - 0.1 per cent per annum;

amedium case scenario of 0.2 per cent
per annum;

a high case scenario of 0.6 per cent per
annum.

The Tasmanian Government population
projections prepared in 2014 appeared

to be very low in relation to the recent
historic experience of the region and recent
projections undertaken for the Greater
Launceston Plan (GLP, 2014). Research for
the GLP found that:

over the 30-year period, 1981 - 2011,
population growth in the greater
Launceston area was approximately
0.71 per cent per annum and 0.60

per cent in the 10-year period 2001 -
2011 (Refer Greater Launceston Plan:
Summary Report, July 2014, page 31);

population projections prepared for
the GLP based on three independently
developed models was:

for the future period 2011 - 2021:
0.56 per cent per annum;

for the future period 2021 - 2036:
0.54 per cent per annum.

The significantly lower population projections
for the GLAM composite region reflected in
the Tasmanian Government model prompted
afurther review of potential population
trends with the additional information
provided by the 2016 Census and related
Estimated Resident Population (ERP)
statistics.

A review for the GLAM area commenced
with a comparative assessment of historic
population growth rates for the period
1996 - 2006 and 2006 - 2016. As Table 12
indicates:

in the period 1996 - 2006, population
growth for the GLAM area as a whole
averaged approximately 0.6 per cent
per annum compound over the ten-year
period with Launceston at just under
0.4 per cent per annum and the three
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“growth” municipalities of Meander
Valley, Northern Midlands and West
Tamar in the approximate range of 0.6 -
1.4 per cent per annum;

in the subsequent ten-year period
2006 - 2016, every municipality with
the exception of George Town, incurred
anotable or significant decline in its
population growth rate. The overall
population growth for the entire ten-
year period for the GLAM composite
region was approximately 3.9 per cent.
Launceston City had slipped to about
0.31 per cent per annum and the three
“growth” municipalities had growth
rates in the range 0.38 - 0.74 per cent
per annum.

The critical point in these observations is

not the 2006 - 2016 record as such, but
more significantly whether the ten-year
record for 2006 - 2016 is a “one-off”, or more
concerning, a stepping stone in a longer-term
downward population spiral. If the longer-
term population growth of the GLAM area
continued to decline, based on the observed
relationships between the growth rates in
the successive ten-year periods, then the
projected population growth rate for the
GLAM composite region for the period 2016
- 2031, would be approximately 0.25 per cent
per annum, and the projected growth rates
based on the ongoing trends through the
consecutive periods 1996 - 2006 and 2006 -
2016 would be as follows:

George Town:
-0.10 per cent per annum;

Launceston:
0.25 per cent per annum;

Meander Valley:
0.21 per cent per annum;

Northern Midlands:
0.25 per cent per annum;

West Tamar:
0.38 per cent per annum.

A closer look at historic population trends

in the GLAM composite region highlights

the collapse of growth in the most recent
intercensal period 2011 - 2016. In this period
regional growth collapsed to almost zero, in
sharp contrast to the preceding five- year
periods:

1996 - 2001: population growth of
GLAM composite region: 0.28 per cent
per annum;

2001 - 2006: 0.92 per cent per annum;
2006 - 2011: 0.70 per cent per annum;

2011 - 2016: 0.09 per cent per annum.

The recent very poor performance in population growth in
the GLAM composite region is a critical core issue for the
City of Launceston in conjunction with the adjoining Councils
of the region. The fact that the significant collapse of growth
occurred in the most recent period makes it impossible

to finesse or ignore. In the absence of any meaningful
explanation the revised trended projection of 0.25 per cent
per annum would need to be adopted as a basis for future
housing requirements. The outcome of the 2021 Census and
related ERP statistics will be significant in understanding
the ongoing direction of population change and growth
prospects and should be taken into account in further
modifying estimates of longer-term future population
growth rates for strategic planning purposes.

It is recommended that Council in conjunction with the other
municipalities of the GLAM composite region and wider
North Tasmania Region prepare a Population Growth Forum
to review population dynamics and prospects in the greater
Launceston area and North Tasmania Region, with a primary
focus on policy initiatives and actions that the Councils can
jointly undertake to improve population growth prospects
for the region.



Regional Dwelling Unit Requirements

It will be recalled that comparative analysis
of ten mid-sized Australian regional cities,
including Launceston over the period 2001
- 2016, identified a significant relationship
between population growth and growth

in total housing stock (Refer Section 4.2

and Figure 5). In subsequent analysis this
relationship was utilised to provide an
estimate of total dwelling unit requirements
for the GLAM composite region over the 15-
year period 2016 - 2031.

Table 13 has provided an assessment of
total housing stock requirements by 2031,
together with nett additional housing
stock requirements over the period 2016
- 2031, and estimated building approvals
requirements over the same period. These
are based on:

trended population projections based
on the most recent sequential ten-year
statistics (1996 - 2006 - 2016);

the identified relationship between
population growth and growth in total
dwelling stock;

the identified relationship between nett
additional housing stock requirements
and required building approvals per
annum.

On the basis of these relationships:

the total nett additional dwelling stock
required for the GLAM composite
region over the period 2016 - 2031

is approximately 4,330 dwelling units
(Refer Table 13, Item 8);

the total building approvals required
for the GLAM composite region over
the same period is approximately 4,730
dwelling units (Refer Table 13, Item 9 a);

the approximately annual building
requirement for the period 2016 -
2031 is approximately 315 dwellings
per annum.

In conclusion, the projected fall in the long-
term population growth rate of the GLAM
composite region to approximately 0.25 per
cent per annum based on recent inter-ten-
year trends would potentially have significant
impacts on the annual level of required
building approvals. These are currently
running at approximately 506 per annum
(2015-17 average for the composite region,
Refer Table 3). The projected requirements

at less than 350 dwelling units per annum
would require a significant adjustment for the
building industry.
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TABLE 11

DEPARTMENT OF TREASURY AND FINANCE,
TASMANIAN GOVERNMENT, 2014
POPULATION PROJECTIONS FOR GREATER LAUNCESTON AREA MUNICIPALITIES (2013 - 2037)

MUNICIPALITY Aé%zAL PROJECTED POPULATION IN 2037 GrlzgevJTEﬁ EEA?EA ;‘o'\ig/iLw
LOW MEDIUM HIGH LOW MEDIUM HIGH

George Town 6,789 5,542 6,275 7,501 0.8 -0.3% -0.4%
Launceston 67,146 69,265 74,162 79,920 -0.1% 0.4% 0.7%
Meander Valley 19,633 17,687 19,320 21,329 -0.4% -0.1% 0.3%
I\NA‘I’ST:E;: 12,741 11,247 12,115 13,269 -0.5% -0.2% 0.2%
West Tamar 22,867 22,203 24,558 26,920 -0.1% 0.3% 0.7%
GREATER

;QLE’XEESL?C'\:_ 129,176 125,944 136,430 148,939 -0.1% 0.2% 0.6%
PALITIES

SOURCE: Population Projections: Tasmania and its Local Government Areas, December 2014
Department of Treasury and Finance, Tasmanian Government
Refer Appendix 3: Actual and Projected Population and Growth Rate, Tasmania and LGAs

TABLE 12

GREATER LAUNCESTON AREA MUNICIPALITIES
PATTERNS OF POPULATION CHANGE (1996 - 2006 - 2016)

ESTIMATED RESIDENT POPULATION POPULATION GROWTH RATES
MUNICIPALITIES 1996 2006 2016 1996-2006 2006 -2016 1996 - 2016
%/ANNUM  %/ANNUM % /ANNUM
George Town 6,929 6,755 6,817 -0.25% 0.09% -0.08%
Launceston 62,266 64,802 66,864 0.38% 0.31% 0.36%
Meander Valley 17,627 18,939 19,686 0.72% 0.39% 0.55%
Northern Midlands 11,842 12,561 13,043 0.59% 0.38% 0.48%
West Tamar 18,834 21,700 23,352 1.43% 0.74% 1.08%
TOTAL: GREATER
;’;‘éxCESTON 117,498 124,756 129,762 0.60% 0.39% 0.50%

MUNICIPALITIES




TABLE 13

GREATER LAUNCESTON AREA MUNICIPALITIES (GLAM)

PROJECTED REQUIRED BUILDING APPROVALS BASED ON POTENTIAL LONG-TERM POPULATION
PROJECTIONS (2016 - 2031)

ITEM NO ITEM UNIT
1-5 Greater Launceston Area municipalities (GLAM)
Existing residential development relationships
1 Greater Launceston Area municipalities (GLAM) 58541
: Total dwelling stock at 2016 Census - No Refer Table 14 ’
2. GLAM: Total dwelling stock at 2001 Census No - Refer Table 14 51,084
GLAM:
3 a. Nettincrease in total dwelling stock 2001 - 2016 7,457
) Iltem 1 - Item 2 No 497

b. Nettincrease perannum=No/Annum

4 GLAM: New residential building approvals: 543
’ Average rate / annum over the period 2003 - 2017 - (Refer Table 3) Average /Annum

GLAM: Relationship of Building Approvals to the Nett Increase in Total Dwelling Stock.
Conversion factor: Adjustment of nett increase in total dwelling stock to building ap-
provals
3. =Iltem4 +Item 3 b. 1093
=543
497
GLAM: Assessment of long-term dwelling unit requirements (2016 - 2031) based on:
6-9 e Trend population projections (1996 - 2006 - 2016);
e Historic residential relationships (2001 - 2016).

a GLAM: Projected long-term annual population growth rate for 2016 - 2031 based
on inter-ten-year trends (1996 - 2006, 2006 - 2016). 0.25
Refer Table 12 and Section 4.4
- % per annum
6. b. GLAM: Cumulative projected growth over period
2016 - 2031
Item 6.a. compounded for 15 years 3.8
Total growth % over period

GLAM: Total dwelling stock required for 2031
a. Population Growth Index for 2031 =
(2016 = 100.00)
Refer: Item 6.b.
b. Dwelling Stock - Population

Regression (Refer Figure 5) 103.8
Y =(1.2254) (103.8) - 19.778
7. Y=1074 107.4
Total Dwelling Stock Index 2013 :
(2016 = 100.0)
c. GLAM: Total Dwelling Stock required for 2031 62870
=ltem7b x Item1 ’
100
=1.074x58,541
Total dwellings required at 2031
GLAM: Nett additional total dwelling stock required:
2016 - 2031
8. =ltem7c.-ltem 1 = 62,870 - 58,541 4,330

Total nett additional dwelling stock required 2016 - 2031 =

a. GLAM: Projected building approvals required on the basis of
projected populations: 2016 - 2031 4730
=Item5 X Item 8 ’
=1.093 x 4330 =
b. Approximate required building approvals / annum
=ltem9a = 4730 = 815
15 15

Residential Land Demand



TABLE 14

GREATER LAUNCESTON AREA MUNICIPALITIES:
HISTORIC HOUSING TRENDS (1996 - 2016)

1996

2001

2006

2011

2016

Total Occupied Total

Stock Stock

Stock

Occupied Total

Stock

Stock

Occupied Total

Stock

Stock

Stock

Occupied Total Occupied

Stock Stock

Launceston 26,597 24,466 27,001 24,776 27,632 25460 29,105 25434 29,922 25421

West Tamar 7,951 6,926 8420 7,293 9019 7804 9905 8260 10,484 8,617

Meander Valley 6827 6201 7354 6,703 7,800 7090 8327 7,327 8645 7,370

Northern Midlands 4883 4302 5,105 4,407 5337 4,654 5720 4,747 5915 4934

George Town 3,154 2,456 3204 2499 3285 2593 3498 2,606 3575 2601

TOTAL 49,412 44,351 51,084 45,678 53,073 47,601 56,555 48,374 58,541 48,943
TABLE 15

GREATER LAUNCESTON AREA MUNICIPALITIES:
HISTORIC POPULATION TRENDS

(1996 - 2016)
1996 2001 2006 2011 2016
Launceston 62,266 62,417 64,802 67,154 66,864
West Tamar 18,834 20,290 21,700 22,833 23,352
Meander Valley 17,627 18,066 18,938 19,637 19,686
Northern Midlands 11,842 11,926 12,561 12,729 13,043
George Town 6,929 6,491 6,755 6,857 6,817
TOTAL 117,498 119,190 124,756 129,210 129,762







The Study focused on a detailed examination
of residential land supply and demand

in a designated Study Area of the City of
Launceston. The Study Area comprised the
contiguous and nearby suburbs of the City
and accounted for approximately 94 per cent
of residential development in the City of
Launceston.

Key conclusions arising from the Study
encompass the following:

ACCURACY AND RELIABILITY

OF DATA.

A key concern arising from the Study
is the accuracy and reliability of

data held by Council. In particular,
the historic dwelling unit approval
database for the City of Launceston for
the post-2000 period is questioned,
particularly data that is not capable
of spatial verification, that is, being
able to be cross-checked by location
of development (and by year of
development).

The demand data which forms the
basis of the Study was sourced from
the GIS database, where all dwelling
unit building approvals were located

by suburb and also classified by year

of development. This appears to be
accurate and verifiable. A comparative
assessment was made for two data sets
both relating to dwelling unit building
approvals for the City of Launceston for
the period 2003-17:

a building approvals data set
generated from the GIS database;

Council’s existing (and publicly
released) building approvals data for
the same 2003-17 time period.

There are some minor differences relating to
the time scales in question (calendar years
versus financial years) but these do not
explain a very significant variation between
the two data sets of approximately 17 per
cent, when logically the variation should
approximate zero.

It is recommended that Council undertake
an independent review of its databases used
to report building activity and provide an
interactive database framework directed to
achieve the following:

That all building activity data prior to public
release must be spatially verified as well as
time based.

That building activity data should include
ademolitions database and provide
information on new buildings and separately
on renovated buildings related to sites
created by demolitions.

That building activity data should be
cross tabulated with a detailed spatially
defined residential land supply database
and be capable of identifying types of land
supply being absorbed by new residential
development. In particular, the extent to
which land absorbed is from vacant sites
or from encumbered sites (as identified
on Council’s GIS database) or from new
sites created by demolitions, or indeed
sites created through redeveloped former
industrial sites.



RESIDENTIAL LAND SUPPLY AND
THE NEED FOR STRATEGIC
PLANNING PERIODS.

The residential land supply is critically
deficient to meet the long-term needs of the
City of Launceston. A detailed examination

of the zoned residential land stocks indicated
that a significant proportion (approximately
53 per cent) were either classified as “not
vacant” or in suburbs with no identifiable
long-term demand. A significant proportion
of land stocks (approximately 19 per cent)
have been established at Waverley. These
stocks should be capable of use subject to the
implementation of a strategic framework that
provides clear linkages through the district
to the significant new planned area at St
Leonards. The actual rate of take-up in future
years will depend on other factors including:

capacity of the developer;
economic conditions at the time;

the extent to which proposed new
main road linkages are achieved or
where there is material progress (as
set out in the South-East Corridor
Framework Plan and the St Leonards
Structure Plan).

The limited land stocks in established high
demand suburbs in the Study Area are likely
to have three important consequences:

if these suburbs continue to be
developed at current trend rates
they will not have the capacity to
meet the future requirements of the
City;

as a direct consequence, the
future residential development
requirements of the City will
need to be increasingly carried
by other development areas. The

development scenario prepared
for the Study has proposed the
planned development of new major
communities in the south-east and
south-west corridors;

ongoing development of the
established in-demand suburbs at
trend rates will lead to the effective
depletion of land stocks in several
suburbs in the first planning period
2018-32, and to the depletion of
land stocks in the remaining high
demand suburbs in the second
planning period, 2033-47.

Residential Land Demand



In summary, a detailed analysis of residential
land supply indicated critical deficiencies of
land supply relevant to high demand areas.
The residential land assessment indicates the
fundamental need to identify reserve land
requirements for medium term and longer-
term planning periods.

It is recommended that Council adopt
standard planning periods of fifteen years
for purposes of strategic planning and the
assessment and delivery of required land
stocks in designated resource areas.

It is further recommended that Council adopt
two successive planning periods each of
fifteen years. In the context of this Study, the
periods adopted are:

2018-32 inclusive;
2033-47 inclusive.

It is recommended that Council assess
medium and long-term housing demands

for a fifteen and a thirty-year period on a
progressive basis. That is, within the first
fifteen-year period initial demand projections
would be assessed and land requirements

be identified and reserved together with a
staging plan for implementation.

It is further recommended that these
requirements be reviewed and updated with
more recent information on a rolling three or
five-year basis within each planning period.

Effectively then the fifteen-year and thirty-
year time horizons would be progressively
moved forward with each successive three
or five-year period review. As a consequence,
there should always remain approximate
fifteen-year and thirty-year forward periods
for which likely demand was assessed and
provided for.

DYNAMICS OF RESIDENTIAL
DEMAND IN THE POST-2000
PERIOD.

Residential development in the City

of Launceston in the post-2000

period was strongly focused on the
consolidation of the City’s established
suburbs. A detailed examination of

the process indicated that in the

earlier post-2000 period much of

the residential development was
focused in three suburbs: Newnham,
Newstead and Youngtown. In the
2000-02 triennium, almost two-thirds
of residential development in the Study
Area was focused in these suburbs.
These former growth areas were and
remain highly attractive living areas;
their inevitable decline as development
suburbs was primarily a function of
declining available land stocks. The
history of the Study Area indicates

that the former growth areas were not
effectively replaced by other suburbs
and localities at sufficient scale to offset
their long-term decline as development
areas.

This is the core of the strategic housing
issue for the City where the primary form
of accommodation is separate houses or
low-rise multiple units; apartments are not
currently a viable form of accommodation
in Launceston and are not a significant form
of accommodation in other comparable
regional cities (e.g. Bendigo and Ballarat).
In this situation, significant housing needs
will have to be accommodated in planned
new communities together with selected
re-development in older areas where
opportunities are available.



RESIDENTIAL LAND

REQUIREMENTS.

The scenario development for two
successive planning periods 2018-32
and 2033-47 provided a basis for the
assessment of future land requirements
in the City of Launceston. This is set

out inthe Table 8, Refer also to Tables
5and 7).

Key findings encompass the following:

There is likely to be a need for
approximately 2,340 dwelling units
over the period 2018-32;

This, in turn, will generate a need
for approximately 1,750 equivalent
single lots (ESL);

A total of approximately 2,650
equivalent single lots have been
recommended in two development
areas: some 1,650 lots comprising
Stages A and B in the St Leonards
Structure Plan and 1,000 lots for the
future South Prospect development;

In the following 15-year period
(2033-47), a total of 2,700
equivalent single lots could be
potentially required;

A further 1,830 equivalent single
lots are recommended to be released
in this period. This includes 830

lots for Stage C in the St Leonards
Structure Plan and a further 1,000
lots in the South Prospect area.

It is recommended that subject to review
Council adopt the assessed residential land
requirements as set out in this Report.

It is recommended that Council prepare
staging planning as required for
implementation of the St Leonards Structure
Plan together with rezoning procedures as
required.

It is recommended that Council facilitate a
strategic plan for the long-term development
of South Prospect as a planned sustainable
community and subject to review proceed

to staging planning and implementation as
required.

Residential Land Demand



LONGER TERM PLANNING

IMPLICATIONS.

Consistent with the above
recommendations regarding
progressive reviews and the need to
maintain rolling fiftteen and thirty-year
planning horizons, it is recommended
that at a suitable time in the first
planning period 2018-32, (potentially
following the release of the 2021
Census) that Council commence
preliminary strategic planning for the
long-term sustainable development of
the Relbia area.

The review for the Relbia area should
consider the following:

the potential of the local area to
accommodate significant future
housing as part of the longer-
term requirements of the City of
Launceston and the wider greater
city area;

the strategic potential and longer-
term community benefit of a
southern link road to connect the
Midland Highway to Blessington
Road and thus provide significantly
improved access linking the
southern suburbs of Launceston
and the south-east corridor to the
Launceston Airport and related
employment areas.

the potential to provide a strongly
differentiated outcome to the

model proposed for St Leonards
with an emphasis on a network of
villages integrated with horticultural
and related agricultural uses.

The development of a clearly
differentiated model strongly
defined by landscape and open
space with a range of housing types
and lifestyle opportunities would
contribute to a wider diversity of the
future housing and lifestyle offer.

SUPPLEMENTARY STUDY

Supplementary work undertaken for the
City of Launceston Residential Land Study
encompassed the following issues:

the relationship between population
and housing;

the need for flexibility for Council in the
management of residential land zoning;

population review for the greater
Launceston municipal areas (GLAM)
composite region and implications for
residential requirements.

RELATIONSHIP BETWEEN
POPULATION AND HOUSING

A study was undertaken of housing and
population trends in ten mid-sized Australian
regional cities between 2001 - 2016 (ranging
in population from approximately 60,000 to
120,000 people at the 2016 Census). The
study investigated the relationship between
population and housing, specifically:

the extent of a relationship between
population growth and growth in total
housing stock; and,



between population growth and
occupied dwelling stock.

The analysis found statistically significant
associations when tests were undertaken on
both of these relationships:

population growth and growth in total
dwelling stock:

astrong linear relationship

was found with a correlation of
approximately 0.94 (Refer Section
4.2, Figure 5);

population growth and growth in
occupied dwelling stock:

strong linear relationship with a
correlation of approximately 0.90
(Refer Section 4.2, Figure 5).

A study of comparable Australian regional
cities, provided an important context to
understand changes in the Launceston
housing market, in relation to population
changes over the 15-year period 2001 -
2016. In particular, several observations
noted in relation to the Launceston-regional
housing market could now be placed in a
wider context:

that growth in total dwelling stock
consistently outpaced growth in
population over the period;

that the level of occupied dwelling stock
measured at the Census continued to
fall through the period;

growth in the stock of occupied
dwelling broadly reflected population
growth over the period.

The analysis of ten mid-sized Australian
regional cities located in five states confirmed
that these observations made for the

greater Launceston area municipalities

(GLAM) composite region, was strongly
reflected in the other cities studied. Thus,
the continued rise of total dwelling stock,
over and above the rate of population
growth and the continued fall in occupied
dwelling stock, far from being characteristics
unique to Launceston were the rule and
widely reflected throughout the sample of
comparable regional cities studied.

The findings of the comparative analysis

led to the conclusion that while these
characteristics are not understood or easily
explained, the fact that they have occurred
across a broad group of cities within a
specified size range must mean that they

are outcomes of market driven processes in
these cities. The fact that there is no systemic
explanation at hand does not mean that there
are no logical systemic processes generating
these outcomes; the broader regional cities
finding simply means that we don’t yet know
the form and structure of the housing market
processes in these cities.

In conclusion, the findings of the comparative
study of mid-sized Australian regional cities
clearly indicate that key characteristics of the
greater Launceston housing market observed
over the period 2001 - 2016 are typical of
comparable Australian regional cities. As
indicated previously, a systemic explanation
for these structural changes is not available,
but the widespread presence of these
patterns in cities across five Australian states
must mean that there are indeed systemic
market processes at work producing these
outcomes.

Residential Land Demand



REZONING OF LAND FOR
RESIDENTIAL PURPOSES OUTSIDE
THE EXISTING ZONES AND THE
SOUTH-EAST AND SOUTH-WEST
CORRIDORS: PROPOSED GUIDELINES
FOR COUNCIL

As requested, a framework was developed
within which Council would be able to
properly consider potential cases for
additional future residential land rezonings
which were outside the existing zones and
the south-east and south-west corridors.

A set of strategic planning and management
principles were provided to best ensure that
future land rezonings, were environmentally
and socially sustainable, likely to be
economically viable and likely to best
complement the evolving city land use-
transport system. It is recommended that

all proposed city extensions outside the
existing zones and the south-east and south-
west corridors should be placed within the
following assessment framework:

they should be informed by local
strategic planning that is Council-led
and Council-approved;

the planning framework should be
underpinned by:

an environmental impact statement;
an economic impact statement;

asocial impact statement;

There should be a demonstrated
project need for the rezoning. It should
be accompanied by evidence that the
project basis for the proposed rezoning
has:

a significant development impetus
and focus;

realistic prospects for market
acceptance.

GREATER LAUNCESTON AREA
MUNICIPALITIES (GLAM):
POPULATION AND DWELLING UNIT
PROSPECTS

A review was undertaken of long-term
population trends in the GLAM composite
region with an analysis of population
growth patterns by municipality and for the
composite region as a whole for the periods:

1996 - 2006;

2006 - 2016.



The recent significant fall in population
growth over the period 2011 - 2016 hasin
turn reflected potentially significantly lower
population projections. The outcome of
the 2021 Census and related ERP statistics
will be significant in understanding the
ongoing direction of population change and
growth prospects. These will be important
in further modifying estimates of longer-
term population growth rates for strategic
planning purposes.

The significantly low growth rate for the
period 2011 - 2016 is a critical core issue
for the City of Launceston in conjunction
with the adjoining Councils of the region. It
is recommended that Council in conjunction
with the other municipalities of the GLAM
composite region and wider North Tasmania
Region prepare a Population Growth Forum
to review population dynamics and prospects
in the greater Launceston area and North
Tasmania Region, with a primary focus on

policy initiatives and actions that the Councils

can jointly undertake to improve population
growth prospects for the region.

The potentially lower population growth
rates in the GLAM composite region would in
turn be likely to be reflected in lower housing
requirements. Housing building approvals in
the composite region are currently running
at 506 dwelling units per annum (2015 - 17
average). Analysis undertaken for the study
has found, that if the future long-term growth
rate of the GLAM composite region falls to
0.25 per cent per annum, the required level
of future dwelling unit approvals to meet
population needs may fall to less than 350
dwelling units per annum.

Residential Land Demand



APPENDIX 1

GREATER LAUNCESTON AREA

(REFER GREATER LAUNCESTON PLAN,
SUMMARY REPORT, JULY 2014,
FIGURE 1.1)

Gregw ipermipndon [l = reoss B G | enow T dinn
| Reealalicd dumes T [T Pl [ pm e s e Rl
| i arwa | JEAT)
e ]
B T A B, O SRR
iyl ek RS WATTER Lt R s



APPENDIX 2

RESIDENTIAL FRAMEWORK PLAN

(REFER GREATER LAUNCESTON PLAN,
REFER SUMMARY REPORT, JULY 2014,
FIGURE 5.8)
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50 Wildor Crescent, Ravenswood

Summary
Launceston Interim Planning scheme 2015 Rural Resource rezoning application
Bushfire Prone Area and
Threatened vegetation NA
Impact Approx. 12.5 ha modified land (FAG and FWU)
EPBC Act No significant impact to MNES
TSP Act NA
Weed Mngt Act 2 Declared Weeds - gorse and blackberry
Zone B.
Recommendations Staged clearance and pre clearance den
search
Background

Communities Tasmania is exploring the potential to develop sites as residential
subdivisions. The land is in the Rural Resource Zone and so CTA will submit a rezoning
application if the land is viable for residential subdivision. To that end NBES has
undertaken a natural values assessment of the land with the findings set pout below.

Vegetation
Vegetation units mapped on site are

 FWU - Weed Infestations
* FAG - Agricultural Land

Flora and Fauna
No threatened flora or native threatened fauna habitat was found at the site.

To comply with existing management protocols staged clearance should be undertaken
to allow animals to escape and a pre clearance den survey and decommissioning
protocol should be undertaken before site clearance is undertaken.

An injured animal protocol should also be established for application during site clearance
works.

Weeds

Two declared and WONS weeds were found aft the site, along with five agricultural and
environmental weeds. It is recommended these weeds be managed in a way which
adopts the principles of DPIPWE's Weed and Disease Planning and Hygiene Guidelines.!

A detailed weed management plan will be required to meet the guidelines and the
appropriate freatment and disposal of weed on the site.

! Weed and Disease Planning and Hygiene Guidelines

North Barker Ecosystem Services — CTA002
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50 Wildor Crescent, Ravenswood

1. Project Details
Background:

Community Housing Tasmania is exploring the potential to develop sites as residential
subdivisions. The land is in the Rural Resource Zone and so CTA will submit a rezoning
application if the land is viable for residential subdivision. To that end NBES has
undertaken a natural values assessment of the land with the findings set pout below.

Date of Field Survey: 18t August 2021.
Field Survey and Report : Fiona Walsh and Philip Barker.

Methods: Plant species composition was surveyed using an area search based on the
Timed Meander Search Procedure?. Vegetation was classified according to TASVEG 4.0
units, with boundaries determined in the field and with the aid of aerial imagery. Plant
species were classified according to the current census of Tasmanian Plantss3,

The Tasmanian Natural Values Atlas database was interrogated for records of threatened
species and vegetation types within a 5 km radius. The possibility of threatened values
known from within this radius occurring within the impact area has been considered in the
interpretation of results.

Fauna habitats that relate to native vegetation types are also considered. Sign evidence
including scats and bones and feathers are used to indicate presence.

Limitations: The field survey was undertaken in late winter. Values that are seasonal may
have been overlooked or absent; the potential for this is considered where relevant in the
discussion.

2 F. G. Goff

3 de Salas, M.F. & Baker, M.

North Barker Ecosystem Services — CTA002
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50 Wildor Crescent, Ravenswood
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Figure 1: Property location

2. Site Values

Site Location and Characteristics

50 Wildor crescent, Ravenswood is located roughly 3 km's to the east of Launceston. The
site is approximately 12.5 ha and slopes toward the river to the south-west. Wildor Crescent
borders the east boundary and there are residential houses on the opposite side of the
road. Thereis arailway line near the western boundary, residential housing and rural zoning
to the north boundary and residential adjacent to the southern boundary.

North Barker Ecosystem Services — CTA002
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50 Wildor Crescent, Ravenswood

The geology is dolerite.
Vegetation

The vegetation on the site (Figure 2) is composed primarily of heavy weed infestations
(FWU), surrounded by agricultural land (FAG).

Roughly 27 acres of the site is heavily infested by a number of environmental and declared
weed species. The most prominent species being Ulex europaeus (gorse), Crataegus
monogyna (hawthorn) and Rubus fruticosus (blackberry). They have formed a dense
covering with an estimated 80% cover in a mosaic of patches dominated by one weed or
another There are some native shrubs present within this area (Acacia mearnsii, Bursaria
spinosa) however weed species are dominant.

According to Tasveg 4.0 the area is lowland grassland complex (GCL) which is a common
often semi natural grassland type derived from forest clearance. It is not a threatened
community.. An outer buffer appears to have been managed possibly as a fire break.
Within the outer buffer of the site there are grassland species present, such as Themeda
friandra, Poa, Austrostipa and Rytidosperma species, yet these edges have been severely
degraded and invaded by exofic species to such an extent that it now falls under the
mapping unit of agricultural land (FAG).

A full list of species can be found in Appendix 1.

North Barker Ecosystem Services — CTA002
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50 Wildor Crescent, Ravenswood
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Figure 2. Vegetation present TasVeg 4.0
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50 Wildor Crescent, Ravenswood

Plate 2: Blackberry and gorse infestation with FAG in the foreground.
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50 Wildor Crescent, Ravenswood

Lt

Plate 3: Blackberry and gorse with emergent wattles.

Threatened Flora Species

No species listed under the TSPA or EPBC were observed on the site. There is one record for
Caesia calliantha within 500m, however it is unlikely that it would be present due to the
degraded condition of the land. Any threatened flora species that could conceivably be
present and not observed within the weed infestation is not in a viable state fo be
managed for conservation.

Numerous threatened taxa are known from within 5km# due to the close proximity of
Bouchers Creek Conservation Area and Prossers Forest Reserve (Table 1). Of the species
listed in Table 1 there are none which are likely to occur within the site, as the vegetation
has been replaced with weed infestations and agricultural land. It is difficult to be certain
what vegetation occurred naturally on the site, however based on the nearby remnants
of Eucalyptus amygdalina forest and woodland on dolerite (DAD) and Eucalyptus viminalis
grassy forest and woodland (DVG), it is likely the site was once an open woodland with a
grassy understory.

4 nvr_4_13-Aug-2021
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50 Wildor Crescent, Ravenswood

Table 1: Threatened flora within 5km of the proposal — SS = Tasmanian Threatened Species Protection Act 1995,

NS = Commonwealth Environment Protection and Biodiversity Conservation Act 1999

Verified Records

[Species

Alternanthera denticulata
Aphelia gracilis

Aphelia pumilio

Asperula subsimplex
Austrostipa bigeniculata
Blechnum spinulosum
Bolboschoenus caldwellii
Boronia gunnii

Brunonia australis

Caesia calliantha
Caladenia filamentosa
Caladenia patersonii
Callitris oblonga subsp. oblonga
Calocephalus lacteus
Calochilus campestris
Calystegia sepium subsp. sepium
Carex gunniana

Carex longebrachiata
Centipeda cunninghamii
Chiloglottis trapeziformis
Cryptandra amara
Damasonium minus
Deyeuxia lawrencei
Dianella amoena

Discaria pubescens
Diuris lanceolata

Diuris palustris

Epacris exserta
Epilobium pallidiflorum
Euphrasia scabra
Gynatrix pulchella
Gyrostemon thesioides
Haloragis heterophylla
Hovea tasmanica
Hypolepis muelleri
Lycopus australis
Lythrum salicaria
Mentha australis
Parietaria debilis
Persicaria decipiens
Persicaria subsessilis
Pilularia novae-hollandiae
Pimelea curviflora
Pimelea flava subsp. flava
Poa mollis

Prasophyllum robustum
Prostanthera cuneata
Prostanthera rotundifolia
Pterostylis grandifiora
Pterostylis ziegeleri
Pultenaea prostrata
Rumex bidens

Schenkia australis

Qrh lopt:

taber
Scutellaria humilis
Senecio campylocarpus
Senecio squarrosus
Siloxerus multifiorus
Spyridium eriocephalum var. eril

[Common Name
lesser joyweed
slender fanwort
dwarf fanwort
water woodruff
doublejointed speargrass
small raspfern
sea clubsedge
river boronia
blue pincushion
blue grasslily
daddy longlegs
patersons spider-orchid
south esk pine
milky beautyheads
copper beard-orchid
swamp bindweed
mountain sedge
drooping sedge
erect sneezeweed
broadlip bird-orchid
pretty pearlfiower
starfruit
lawrences bentgrass
grassland flaxlity
spiky anchorplant
large golden moths
swamp doubletail
south esk heath
showy willowherb
yellow eyebright
fragrant hempbush
broom wheelfruit
variable raspwort
rockfield purplepea
harsh groundfern
australian gypsywort
purple loosestrife
river mint
shade pellitory
slender waterpepper
bristly waterpepper
australian pillwort
curved riceflower
yellow riceflower
soft tussockgrass
robust leek-orchid
alpine mintbush
roundleaf mintbush
superb greenhood
grassland greenh