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Executive Summary
The Northern Tasmanian Regional Housing Study:
1.

Evaluates housing needs in Northern Tasmania.

2.

Provides strategic advice on residential housing development to 2031; its ideal locations and
form; and initiatives that can create a more efficient and innovative housing market in the region.
This will help inform the Regional Land Use Strategy (RLUS).

The Northern Tasmania Region encompasses eight northern municipalities (see Figure A), inclusive of the
urban area of Launceston. It includes the study area of the Greater Launceston Plan and many of the
findings and recommendations here reflect on, or respond to, the outcomes of this earlier work.

Figure A
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Study Area
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Strategic issues
The priority concerns for this study were:
1.
2.
3.
4.
5.

The cost of inner city development, which is undermining the capacity of the main urban centre
to be an efficient, mixed use CBD.
The lack of a regional housing plan, which results in an inefficient land and infrastructure
development pattern across the region.
The concern that inefficient housing markets act as a barrier to investment in the region and
that this may contribute to deteriorating economic conditions.
The lack of information about the economic, social and environmental implications of rural
living1 in the region.
Growing divergence between future dwelling requirements and current development plans
and patterns. That is, while ageing and general housing preferences are driving growth in
demand for semi-detached dwellings, flats and apartments, the planning schemes and, to some
extent, the market itself, is preferencing separate houses on relatively large lots.

Objectives
The objectives of this study were to:
1.
2.
3.
4.
5.
6.

Assess housing needs to 2031 based on a modelling exercise identifying housing preference
trends and demand, based on State population growth projections.
Identify opportunities for improving the efficiency of infrastructure provision and use through
sensible spatial development patterns.
Identify opportunities for removing any unnecessary barriers to inner urban development.
Consider whether there was scope to attract more developers to the region.
Consider whether demonstration projects may help improve the efficiency and diversity of
housing development.
Update the regional land-use strategy with more appropriate rural living development outcomes.

Methodology
The Northern Tasmanian Regional Housing Study has been prepared through:
1.

An extensive housing issues and needs assessment exercise, based on:
A review of current policies, research literature and market trends;
A review of the current interim planning schemes to identify opportunities for a more
consistent regional approach to housing development (where appropriate);

A workshop with key stakeholders to specify the primary objectives of the Strategy;

Interviews with housing industry and policy experts;

Case studies of regional cities that are comparable to the Northern Tasmania region2; and

Development of a customised housing demand model to estimate future housing demand
by dwelling and tenure type and household structure. The model was calibrated using
historical Census data (1996s 2013 low, medium and high scenario population
projections.
2. A land suitability analysis process. This identified the most suitable land for various types of
housing development. It was based on considerations such as service access, construction costs



1
2

The Victorian regional cities of Latrobe, Bendigo and Geelong were selected. They provide insight into regional
settings facing different challenges (economic uncertainty, housing market challenges; and growth respectively). In
combination they represent different conditions that Northern Tasmania may face.
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and buffer and hazard zones. This suitability was then used to assess current development and
zoning patterns.

National context
National housing, demographic and economic trends influence the regional housing market. House
prices, household structure and dwelling mix have undergone significant change over the last few
decades and these trends have important implications for future housing needs in Northern Tasmania. In
particular, whether the market is delivering the sort of housing that will be needed by future households.
There are four important changes to consider:
1.

Increasing house prices, which have stabilised since the Global Financial Crisis (GFC).

2.

Larger dwellings on smaller lots. The increase in dwelling sizes has been driven by larger, rather
than more rooms (reflecting the smaller household sizes --- see point 4) and has also stabilised in
recent years.

3.

A gradual increase in the proportion of semi-detached houses, flats and apartments around
the country. Due to the number of dwellings and the relatively slow turnover, the shift away from
the dominance of detached dwellings has been modest.

4.

Outside of inner urban areas, household sizes have been steadily shrinking for nearly 100
years.

Regional demographic trends
Northern Tasmania has experienced an increase in house prices and an increase (albeit small) in the
number of semi-detached houses, flats and apartments. Most importantly, the Region has experienced
an ageing of the population and resultant changes in household structure and dwelling type
requirements.
T
also been, and is expected to continue, growing slowly. Based on existing
evidence, it is most likely that one of two scenarios will eventuate:
1.
2.

A low, but arguably steady, population growth (aligned to the State Government
population growth scenario).
A potentially serious decline in population due to out-migration of working age residents as
regional employment opportunities diminish.

The first scenario is used for the purposes of this study. It should be noted that if a major population
decline (driven by an economic downturn) were to occur (i.e. scenario two above), it would result in both
dwelling and land supply substantially exceeding demand.

vi
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Figure B

Population Scenarios (2007-2031)

Figure B shows the three population projection scenarios for Northern Tasmania, as well as the actual estimated
population count from the ABS. Estimates range from no additional residents (low growth), to an additional 31,000
by 2031. To date, the medium scenario best fits the most accurate count. Source: DTF, 2013

The five most relevant aspects of demographic change in Northern Tasmania are:
1.

2.

3.
4.
5.

vii

A slow, overall population growth rate, at around half the national average. Of the migration
component of this growth, the greatest net gain has been from Greater Sydney and Regional
NSW, although on a per capita basis, the rest of Tasmania has been the largest source of new
residents.
A population that is ageing, albeit at a slower rate than in the rest of Tasmania. Much of the inmigration is 55-64 year olds and the underlying age of the population is resulting in a lower
fertility rate.
Internal population movement has mostly been from regional to urban areas. This includes
young adults, families and the elderly.
The exception to this rural to urban flow is 55-64 year olds; where net gains have been to the
predominantly rural areas of Northern Tasmania.
Average household size has steadily declined for all dwelling types. This will have a significant
impact on housing demand which would otherwise be low.
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Regional housing trends
An analysis of the demographic, economic and market changes in and around Northern Tasmania point
to several opportunities and challenges for the
interim planning schemes in the context of these changes also suggest opportunities for incremental
improvements to the schemes and how the planning approvals and development process occurs. The
key elements are:
1.

Emerging demand for smaller lots and greater housing diversity. As the RLUS has already noted
(and is evident in other regional settings), demographic changes (specifically ageing and smaller
household sizes), along with relatively high land prices and lifestyle changes have, and are
expected to continue to drive a shift in housing towards smaller lots and houses and greater
dwelling diversity (i.e. fewer separate houses and more semi-detached houses, flats and
apartments).

2.

Part of this change is an expectation for improved access to services and facilities.

3.

There is also evidence of the emergence of niche housing markets. Again, this emphasises
proximity to infrastructure and services and walkability but also visual/natural amenity. These
markets are inner urban residential; rural lifestyle and, potentially, rural villages. There are
examples from other regions where these markets have grown.

The population is ageing and older residents are more predictable in their housing choice (usually semidetached dwellings). This together with economic concerns and smaller households means that there is
likely to be significant future demand for smaller houses on smaller lots.

Planning processes and opportunities
ion, via strata titling, has been one market response to this. Overall, however, the
market is still primarily focused on building separate houses and it is arguable whether the current
planning schemes are positioned to support the emerging trends in an efficient and effective way.
There is scope with the interim planning schemes and the approvals process to better meet these
emerging needs. This includes:
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Further consistency between regional planning schemes in the longer term to reduce developer
uncertainty and streamline approvals. In this case, the emphasis would be on the application of
regional and State standards, with minimal local differentiation as the interim schemes intended;



Promoting small lots development at the subdivision stage over the existing strata title driven
;



Demonstration projects in which councils can use their resources (including land) to work with
developers on projects that can showcase new housing forms in key areas;



Lot consolidation to assist developers access sufficiently scaled lots for cost effective subdivision;



Liveability programs that target, amongst other things, town centre amenity (e.g. tree planting,
facilities, pathways and active retail) to attract potential new residents; and



A marketing program to highlight the benefits, mix and affordability of housing in the region.
Given that a sizeable proportion of total population growth is due to older, mainland Baby
Boomers relocating, this is a potential population growth opportunity via showcasing inner
urban, rural living and rural village housing.

Northern Tasmanian Housing Study

Housing demand
Relatively slow, but consistent demographic and dwelling preference changes suggest a growing
divergence between the current dwelling stock and future demand. Overall, decreasing household size
will stimulate demand for new, smaller dwellings at a rate that may offset any downturn in housing
demand resulting from slow population growth. Current lot supply (as defined by council figures on
developable residential land) is likely to meet demand until at least 2031, particularly if small lot sizes
population projection for Northern Tasmania. The estimate is between 18,529 and 28,761 additional
dwellings required by 2031, primarily as a result of demand for a different mix of housing stock.

Figure C

Regional Dwelling Demand --- All Dwellings (2011-2031)

In Figure C, the grey band represents the 90% confidence band. The red line is the mean estimate. Source:
Geografia, 2013

Figure D shows the estimated lot requirement to 2031 based on the scenario outlined above, with
current lot supply (the black line) estimated by the councils. It is projected that, even if there was a large
take up of new dwellings as households become smaller, there are currently enough lots to meet
demand to 2031.

Figure D
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Lot Supply Demand Trajectory
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As Figure D shows, even if the maximum number of households were reformed into smaller households, there are
currently enough lots to meet demand to at least 2031. Source: councils; Geografia, 2013

In view of the development and planning focus on separate houses, there is a need for policy incentives
and interventions to encourage a more rapid response to the emerging need. This could include
schemes similar to those used by Dorset and George Town councils to encourage particular
development via rates incentives or building permit discounts. Potential schemes would emphasise:


Inner urban (e.g. shop top) development;



Smaller lot sizes in and around urban and town centres; activity centres and transport
corridors; and



Flexibility in planning schemes to encourage semi-detached houses and flats in appropriate
locations.

Land suitability
A major concern raised by councils and infrastructure providers in this study is the inefficient spatial
patterns of development. An analysis of the most suitable areas for different types of housing
development in the Region and the current development and zoning, suggest less than optimal
settlement patterns historically occurring in the Region. There are opportunities for improvements in
lifestyle developments, small lot/dwelling development, and densification via infill and along transport
corridors.

x
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Spatial analysis was used to explore this issue. It used three categories of housing:
1.
2.
3.

Lifestyle housing, which encompasses housing in villages and smaller townships, as well as lower
density and rural housing provision;
Greenfield housing at conventional densities (generally 500 to 900 sqm lots) in Greater
Launceston; and
Infill development, semi-detached and attached housing within, and immediately
surrounding, the established Greater Launceston urban area. This also includes small lot
developments targeted at small households (less than 400sqm lots).

There were also three factors to consider in each category:
1.

Hypothetical development costs. Maximising housing affordability is a key objective in the
Region. Development should be located in areas that minimise development, infrastructure
connection and construction costs. Factors considered include topographical conditions, and
proximity to power and sewerage services.

2.

Access to existing infrastructure and services, established communities and economic
opportunity. With low population growth, there are limited resources for new infrastructure and
services and a need to optimise development to make use of existing community services and
infrastructure. Proximity is also a critical factor in building sustainable communities.

3.

: areas of land are unsuitable for residential development due to amenity issues,
and environmental hazards.

The land suitability assessment found that:




Settlement patterns are not always optimal. Stakeholders have acknowledged that some past
development has occurred in sub-optimal areas. These suffer from poor access to services,
facilities and jobs and high utility connection costs. This observation extends to all three
categories of housing that have been assessed (lifestyle, general and inner urban typologies).
Lifestyle housing should be encouraged in and around satellite settlements. The land
suitability mapping shows that the areas that are most suitable for lifestyle development are
within proximity to settlements with higher levels of service and facility provision, and better
access to utility infrastructure. The assessment also identified land that should be avoided if any
further land is to be rezoned for lifestyle residential. There are some notable exceptions to this,
particularly the Furneaux Islands, where it has been recognised (including in the RLUS) that
suitability for rural and environmental living should be assessed on the basis of the local context
and the scope for it to provide an important economic development opportunity.

Opportunities and principles
The analysis found that:
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Where possible, lifestyle housing should be encouraged in and around satellite settlements;



Small dwelling development in urbanised areas needs to be focused on more strategic
locations;



There should be promotion of small dwellings in accessible areas of new Greenfield
developments;



Infill development should be promoted in well located parts of the General Residential Zone;
and



Contiguous development along corridors should be promoted.

Northern Tasmanian Housing Study

In relation to rural and environmental living, the findings of this study generally support the strategies
outlined in the RLUS. That is, to preference these lower density forms of development within existing
areas, rather than in new locations; and note the unique status of the Furneaux Islands, particularly in
terms of its potential for rural living to act as an economic catalyst for the area. In addition, development
along infrastructure corridors will help to mitigate provision costs.
As indicated in Section 2, there may also be some opportunity for developing a niche market around
village living in high amenity settlements, both inland and coastal. This is also acknowledged in the RLUS,
which recommends planning to accommodate growth in rural villages. Ideally, this would be through infill
town development, or conventional density development on the outskirts of existing settlements.
Smaller dwellings being constructed in Launceston are often in the most inaccessible locations. There is
an opportunity for focusing this development in more strategic locations using both infill mechanisms
and Greenfield developments in the Launceston area. This is especially important as the needs analysis
(see Section 3) suggests a substantial increase in demand for this product. Given the scale of the
transition required to provide these new housing forms, there is an urgent need to promote the most
efficient (and therefore cost-effective) location for this development. Two principles could apply for
promoting this:
1.

Ensure the planning system promotes higher densities in the parts of the GR Zone that have high
service accessibility.

2.

Encourage small lot development in well located parts of Greenfield subdivisions.

Strategy and actions
A proposed action plan is outlined below. The intention is to target the key strategic objectives outlined
above using a mix of policy and planning instruments.

xii
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Table A

Northern Tasmanian Housing Strategic Recommendations

Issue

Objective

Strategy

Actions

Rationale

1. Lack of vibrancy in
inner city Launceston

Increase housing
development in the
inner city

1.1 Increase amenity of inner
city
1.2 Create housing products
1.3 Market inner city lifestyle
and housing

i.

There is a nascent market for
inner urban living in regional
cities. They provide a resident
base in support of local
commercial activity. However,
there are cost and other barriers
that need to be addressed (see
Sections 2.2 and 2.5).

ii.

iii.
iv.
v.

xiii

2. Inefficient
development pattern
(non-contiguous and
low densities) is
creating an
infrastructure and
service cost burden

Ensure new housing
makes better use of
existing services and
infrastructure

2.1 Discourage new
development that is not
contiguous to existing urban
areas
2.2 Encourage increased
densities within urban areas

3. Inefficient planning
approvals process is
increasing the cost of
development

Continue working
towards consistency in
the planning system
across the Region
through the
implementation of the
interim schemes

3.1 Reduce uncertainty and
cost for existing and new
developers
3.2 Position the region for
participation from outside
developers
3.3 Establish a regular
regional planning forum to
assist in moderating
interpretation of common

i.

ii.

i.

ii.

Implement Launceston Central Area
Development Strategy and
Northbank Masterplan
Target sub-markets (premium, shop
top, town house, mid-priced
apartments)
Council involvement in land
development and consolidation
Engage with external developers to
raise awareness of local opportunities
Consider rates incentives for
preferred development
To the extent that it is possible, avoid
rezoning further land that is not
contiguous to existing urban areas
Reduce planning barriers to
subdivision in identified existing
residential areas by applying the
Inner Residential zone as per the land
suitability map (onus should be on
council and residents to demonstrate
why an area should not be included
in the rezoning)
Convene a regular planning officer
forum to meet to ensure consistency in
interpretation of common provisions
Continue to improve the consistency
between new planning schemes in
the Region.

Contiguous development will
improve the efficiency of
infrastructure and land use, as
well as avoid the creation of
disconnected and poorly
serviced communities, which will
become increasingly important
as the population ages (see
Sections 2.3, 2.4 and 3.1)

Relying on strata title
developments creates
inefficiencies in the
development process
(specifically additional actors
and approval stages).
Developers also lack certainty
with respect to the expectations
of different councils when
obtaining approvals (see
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Issue

Objective

Strategy

Actions

provisions in the relevant
schemes

4. Lack of population
growth is undermining
the regional economy

5. Mismatch between
housing needs and
market supply

Make housing a
competitive advantage
for the Region

Identify and reduce
current and future
housing supplydemand mismatch

4.1 Look to new markets to
provide population growth in
the Region
4.2 Develop a diversity of
housing that responds to the
needs of different markets

5.1 Ensure planning schemes
encourage demographically
suitable development
5.2 Ensure structure planning
process responds to need for
demographically suitable
housing
5.3 Monitoring of housing
development

i.

ii.

i.

ii.

iii.

xiv

Convene a forum of council
representatives to identify the
interest in pursuing these three
lifestyle housing markets
NTD to commission market research
into the potential for niche lifestyle
markets including rural living in areas
identified in the RLUS as having a
unique context

Amend the RLUS or Interim Planning
Schemes to ensure targets for
housing diversity are contained within
structure plans for new Greenfield
developments of Growth Areas
identified in the GLP.
Undertake a biennial analysis of
housing supply and demand to track
housing market mismatches.
Allow small lot (<400sqm)
subdivisions in suitable locations in
the GR zone as per the land
suitability map recommendations.
Consider small lot provision in
structure planning and subdivision
design.

Rationale
Section 2.4). However, the
introduction of the interim
schemes is addressing this.
There are niche housing
markets with the potential to
attract new residents. These are
in the inner urban areas and in
some selected rural settings,
including rural villages. They
require the introduction of a
new development process
(potentially including
specialised developers) and
investigation of any economic
and other barriers to this (see
Sections 2.2, 2.2, 2.5, 4.2 and
4.4).
Market trends are moving away
from the current housing stock
and ongoing construction focus
on separate houses on relatively
large lots. Smaller households, a
larger proportion of older
residents and a need to have
greater access to services and
facilities will require more
diverse housing including semidetached, flats and apartments.
(see Sections 2.2 and 3.1)
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1.0

Introduction

The Northern Tasmanian Regional Housing Study: 1) evaluates housing
needs in Northern Tasmania; and 2) provides strategic advice on
residential housing development to 2031; its ideal locations and form; and
initiatives that can create a more efficient and innovative housing market in
the region. It is part of the Regional Land Use Strategy (RLUS). The study
area includes eight northern municipalities (see Figure 1), inclusive of the
urban area of Launceston. It encompasses the area of the Greater
Launceston Plan and some of the findings and recommendations reflect
on, or respond to, the outcomes of this earlier work3.

Figure 1

Study Area

3

Consequently, the population and housing demand estimates are not directly comparable to this work.

1
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1.1

Strategic purpose

The Northern Tasmania Regional Land Use Strategy (RLUS) specified a new residential zoning scheme
that would help meet its strategic goals of: managing development in response to change; and
residential development, the intent of the RLUS is to
(RLUS, 2013: 29). This is to be achieved through planning scheme
amendments that direct most housing (as well as commercial and industrial development) into urban
growth boundary areas (UGBA). It is recognised in the RLUS that achieving this will require more efficient
and effective use of residential land (e.g. through more inner urban, higher density development); and a
more optimal rollout of development that
committed and planned major
transport and water and sewerage infrastructure. (NTD, 2013: 31).
The RLUS mandates that, at least prior to 2032, residential development outside of the UGBAs are only
to occur if there are exceptional circumstances (e.g. in support of regional economic activity).
Additionally, rural and environmental living areas will also allow residential and other development, at a
lower density, insofar as it does not compromise the economic (particularly agricultural) or environmental
integrity of these lands. The eight municipalities of Northern Tasmania have prepared interim planning
schemes in response to the RLUS. These have been used to guide the analysis and assist in calibrating
the modelling.

Strategic issues
This work was designed to:


Quantify the expected future need for housing in the region over the next 20 years and, in doing
so, address information gaps in the Regional Land Use Strategy in relation to housing; and



Identify the strategic issues that are impacting on the efficiency and effectiveness of the housing
market and suggest solutions to how some, or all, of these may be addressed.

A workshop was held with key stakeholders in order to provide more guidance on the direction the
analysis should take. That is, the priority strategic concerns. The workshop used a structured format and
identified the following issues to be the focus of the work:
1.

The cost of inner city development, which is undermining the capacity of the main urban centre
to be an efficient, mixed use CBD.
2. The lack of a regional housing plan, which results in an inefficient land and infrastructure
development trajectory.
3. The concern that having an inefficient housing market acts as a barrier to investment in the
region and that this may contribute to deteriorating economic conditions.
4. The lack of information about the economic, social and environmental implications of rural living
in the region.
In addition, the subsequent housing needs assessment identified the following issue:
5.

2

Growing divergence between future dwelling requirements and current development plans
and patterns. That is, while ageing and general housing preferences are driving growth in
demand for semi-detached dwellings, flats and apartments, the planning schemes and, to some
extent, the market itself, is still preferencing separate houses on relatively large lots.
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Strategic objectives
Taking into account the five priority issues, the strategic objectives of this study were to:
1.

Assess housing need to 2031 based on a modelling exercise identifying housing preference
trends and demand based on State population growth projections.
Identify opportunities for improving the efficiency of infrastructure provision and use through
sensible spatial development patterns.
Identify opportunities for removing any unnecessary barriers to inner urban development.
Consider whether there was scope to attract more developers to the region.
Consider whether demonstration projects may help improve the efficiency and diversity of
housing development.
Update the regional land-use strategy with more appropriate rural living development outcomes.

2.
3.
4.
5.
6.

The intention was to focus on a small number of key, achievable objectives that would have the greatest

1.2

Developing the strategy

The Northern Tasmanian Regional Housing Strategy has been prepared through:
1.

An extensive housing issues and needs assessment exercise. This was based on:
A review of current policies, research literature and market trends;
A review of the current interim planning schemes to identify opportunities for a more
consistent regional approach to housing development (where appropriate);

A workshop with key stakeholders to specify the primary objectives of the Strategy (see
Figure 2);

Interviews with housing industry and policy experts;

Case studies of regional cities that are comparable to the Northern Tasmania region4; and

Development of a customised housing demand model to estimate future housing demand
by dwelling and tenure type and household structure. The model was calibrated using
historical Census data (1996size; and
on projections.
2. A land suitability analysis process, which identified ideal land for various types of housing. It was
based on considerations such as service access, construction costs and buffer and hazard zones.
This suitability was then used to assess current development and zoning patterns.



How to read this document
This document includes:


Section 2 - The background context, including the demographic changes that have or are
expected to occur in Northern Tasmania and an evaluation of current planning issues;



Section 3 - A dwelling needs assessment based on these changes;



Section 4 - A land suitability analysis to identify opportunities for improved development; and



Section 5 --- A set of strategic recommendations.

4

The Victorian regional cities of Latrobe, Bendigo and Geelong were selected. They provide insight into regional
settings facing different challenges (economic uncertainty, housing market challenges; and growth respectively).
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Figure 2

Project Investment Logic Map

Figure 2
expected benefits of addressing them.
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2.0

The Context

National housing, demographic and economic trends influence the
regional housing market. House prices, household structure and dwelling
mix have undergone significant change over the last few decades. These
trends have important implications for future housing need in Northern
Tasmania. In particular, whether the market is delivering the sort of housing
that will be needed by future households.

2.1

National context

For the purposes of this study, there are four important dimensions to the national context for housing:
1.

Increasing house prices.

2.

Larger dwellings on smaller lots.

3.

A gradual increase in the proportion of semi-detached houses, flats and apartments.

4.

Shrinking and changing household structure.

House prices
Since the turn of the century, and with just a few minor corrections, Australian property prices have
charted an upward trend (Figure 3). This has placed pressure on many households and housing stress has
become a key national, state and local policy concern5.

Figure 3

National and Regional Property Price Indices

5

Due to occasional small sample sizes by year, price data from the Tasmanian LIST data set should be treated
somewhat cautiously. General trends are reliable, but not absolute values.
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Figure 3 shows the quarterly property price index for the 8 capital cities of Australia from 1986 to 2013 and the annual
estimate for the Northern Tasmania region. The base year index value of 100 is also shown. The two key elements are
that prices increased rapidly from the early 00s and there have been two significant drops since then: during the GFC
and again in early 2012. Source: BIS, 2013; LIST, 2013

House and Lot Size
Up until a few years ago, building footprints have generally increased, even as lot sizes have diminished
(Figure 4). Over the 10 years to 2003-04, average lot size in urban Australia decreased by 8% (DoE, 2006).
This has been explained by increasing land costs, the concentration of population growth in a few urban
areas, and the ageing of the population. There are some indications that these trends have peaked (e.g.
see Figure 16).
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Figure 4

Floor Space Per Capita Selected Countries

Figure 4 compares average floor space per person and total average building footprint for a selection of countries.
Australia has the highest in absolute and per capita terms. Overall, average dwelling size is twice that of the average
for these other countries (214sqm compared with 104sqm). Source: BIS, 2013; LIST, 2013

Changing dwelling mix
There has also been a gradual increase in the number of semi-detached houses, flats and apartments
that have been built, including across Tasmania. From the 2001 to the 2011 Census, the proportion of
Australians living in separate houses declined from a little over 75% to 74% (ABS, 2011), which is a
relatively rapid rate of change given how long it takes to turn over residential building stock across the
nation.

Changing household structure
Outside of central city areas, average household size has continued to fall and there has been a
concomitant increase in the proportion of lone person households (Table 1). Although there are other
population is the primary driver of this and many other housing trends. The median age of Australian
residents increased from 35 to 37 between 2001 and 2011 and the proportion of residents over 65
increased from 15% to 17.5% of the total population (ABS, 2011).
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Table 1

Proportion Lone Person Households Selected Cities (2011)

Area

2001

2006

2011

Northern Tasmania

26.3%

26%

27.5%

Ballarat

26.7%

26.5%

27.6%

Greater Bendigo

24.9%

25.5%

26%

Greater Geelong

25.2%

25.7%

26.5%

Greater Shepparton

22.2%

23.3%

25%

Latrobe City

26.1%

26.8%

27.8%

Table 1 shows the proportion of households that are lone person from 2001-2011 for
Northern Tasmania and selected mainland regional cities. In each case, the proportion
has increased. This is largely attributable to a combination of delays entering into
relationships (e.g. marriages) and ageing. Source: ABS, 2011

In summary, up until the GFC at least, metropolitan area house prices have increased dramatically, while
household structure and dwelling mix has also changed (moving towards larger dwelling footprints on
smaller lots, with a greater number of semi-detached houses, flats and apartments). The ageing of the
population is the single most important factor driving these changes and it has created the conditions for
significant transformations in the housing landscape around Australia.

2.2

Demographic and household trends

Northern Tasmania has experienced similar trends to that described in the preceding section. That is, an
increase in house prices; an increase (albeit small) in the number of semi-detached houses, flats and
apartments, and, most importantly, the ageing of the population and resultant changes in household
structure and dwelling type requirements.
In additi
has been,
and is expected to continue to, grow slowly. Based on the State population projection scenario that best
fits recent ABS population estimates (Figure 5) and the earlier projections carried out as part of the
Greater Launceston plan, it is most likely that one of two scenarios will eventuate:
1.
2.

A low, but arguably steady, population growth
A potentially serious decline in population due to out-migration of working age residents as
regional employment opportunities diminish.

.

The needs assessment (summarised in Section 3) is based on the first scenario. It should be noted that, if
the second scenario were to occur, it would result in both dwelling and land supply substantially
exceeding demand.
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Figure 5

Population Scenarios (2007-2031)

Figure 5 shows the three population projection scenarios for Northern Tasmania, as well as the actual estimated
population count from the ABS to 2013. Estimates range from no additional residents (low growth), to an additional
31,000 by 2031. Over the last three years, the actual population count has tracked midway between the low and
medium scenario. Source: DTF, 2013, ABS, 2014

For the purposes of this study, the five most relevant aspects of demographic change in Northern
Tasmania are:
1.
2.
3.
4.
5.

A slow, overall population growth rate.
A population that is ageing, albeit at a slower rate than in the rest of Tasmania.
Internal population movement from regional to urban areas.
A countervailing trend of urban-semi-rural areas.
A decline in the average household size for all dwelling types.

Slow population growth
The Northern Tasmania
at least the last decade. Total growth from 2001 to 2011 was close to 7.8% (around 10,000 residents),
compared with 8.5% for the rest of Tasmania. This rate is about half the national average; during a period
of remarkable (largely migration driven) population growth (ABS, 2013).
As Table 2 shows, total population growth in the region sits midway between the relatively rapidly
growing mainland regional cities of Bendigo and Geelong and the slow growing Latrobe City in eastern
regional Victoria. Of the net growth in Northern Tasmania, a little over one quarter (26.4%) is due to
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domestic migration and one fifth (22%) from natural increase. Domestic migration primarily came from
migration source (Figure 6).

Table 2

Population Change Selected Cities and Regions (2001-2011)
Population

Area

2001

2011

% Change

Northern Tasmania

133,115

143,872

7.8%

Greater Bendigo

90,449

101,868

12.6%

Greater Geelong

194,478

215,151

10.6%

Latrobe City

70,643

73,564

4.1%

Table 2 shows total estimated resident population for Northern Tasmania and the
-range
of these regional growth patterns. Source: ABS, 2013

Figure 6

Origin of Net Migration (2001-2011)

Figure 6 shows the origin of the net migration to Northern Tasmania from 2001 to 2011. As a ratio of the total
population at the origin, the rest of Tasmania is the main source. For every 100 residents, 2.4 moved to Northern
Tasmania over the 10 year period. This compares with 0.05 of every 100 Greater Sydney residents. Source: ABS, 2011
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new residents per year across the region. The expectation is that this rate will decline by around one
third,
new residents per year or a total of 14,000 by 2031). In fact, under all three scenarios, population growth
is expected to decline over time (Figure 7).

Figure 7

Population Growth Rate Northern Tasmania (2007-2031)

Figure 7 shows the declining rate of population growth under the State Government population growth scenarios for
Northern Tasmania. Source: DTF, 2013

Ageing population
One of the main causes of the
population. For example, in 2011, over 55s made up 29.6% of the resident population. This compares
with 27.5% for Bendigo, 28.3% for Geelong and 27.5% for Latrobe City. In 2011, the median age of the
region was 41. In 2031, it will be 45.
The age characteristics of inward and outward migrants are also influencing this. Most notably, in net
terms, 55-64 year olds have dominated the new migrant profile. Whereas in the comparison regional
cities, 55-64 year olds make up 8-9% of new migrants, in Northern Tasmania it is closer to 15% (Figure 8).
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Figure 8

New Residents by Age (2001-2011)

Figure 8 shows the age profile of new migrants to Northern Tasmania between 2001 and 2011. It is dominated by
older residents, particularly 55-64 year olds. Source: ABS, 2006, 2011

Finally, as Figure 9 shows, 55-64 year olds make up a particularly high proportion of new migrants from
Queensland, NSW and Perth.

12

Northern Tasmanian Housing Study

Figure 9

Baby Boomer In-Migrants by Origin (2006-2011)

Figure 9 compares the origin, total number and total share of 55-64 year old in-migrants to Northern Tasmania.
Queensland, Perth and NSW are the source of both a high number and high proportion of 55-64 in-migrants. This
suggests a potential niche market for the Region in the form of new lifestyle residents. Source: ABS, 2011

Age and dwelling choice
Age is a major determinant of dwelling choice, although it is not a straightforward relationship. Lifecycle
transitions not only mark a likely change in dwelling preference (e.g. from separate house to retirement
villa), they also mark a change in the predictability, or consistency, of this choice. Figure 10 shows the
variability in dwelling choice by age for Northern Tasmania. The key points to note are:


Teenagers and those aged between 40 and 50 years olds are most likely to live in separate
houses in family settings;



Amongst young dependents (0 to 10 years old) and older residents (50 to 65 years old), there
is more volatility in choice (i.e. more diversity in household structure and dwelling preference);
and



Older residents are consistently less likely to live in separate houses.

These findings have important implications as older residents, rather than Generation X families, will
s.
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Figure 10

Separate House Choice Variability by Age

Figure 10 shows the variability in choice of housing (in this case, separate houses) by age for Northern Tasmania. The
black line is the mean number of residents living in separate houses by age. The grey band represents the variability
in that value over time. It highlights the higher degree of unpredictability in housing choice amongst young
dependents (under 10), those aged in their 30s and those over 50. The data suggests that we can be more confident
residents. In the former case, they are likely to reside in separate houses. In the latter, in semi-detached houses or
flats. The red line is the proportion of total residents living in separate houses in family households (the most
common formation). Source: ABS, 1996, 2001, 2006, 2011

Migration from rural to urban areas
Within the region, internal migration has mostly been from predominantly rural to predominantly urban
areas. For example, between 2006 and 2011, approximately 10,700 residents moved between
municipalities in the region. Of these, 81% moved from the municipalities that can be characterised as
predominantly rural growth areas to municipalities dominated by urban growth6. Moreover, these
municipalities were the only ones that experienced net inward migration from other municipalities in the
region. This pattern is common around Australia as jobs and services have centralised and, most
demographic groups have shifted their preference to urban living.

6

hern Midlands are considered predominantly
rural and Launceston, Meander Valley and West Tamar are predominantly urban.
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Given these movements are tied to lifecycle stages, it is no surprise that there is an age-related
dimension to the migration patterns, with younger residents, families and the elderly dominating much of
the migration (see Figure 11).
In the case of young adults and some older residents, this migration has focused on the inner urban areas
(i.e. CBDs) as these can offer the best access to important employment opportunities and services.
However, as will be discussed later, without sufficient demand and risk incentive, residential development
costs in inner urban areas can be prohibitive, at least in the early stages.

Growth in the lifestyle population
changers favour
larger coastal towns), there is a cohort that is still seeking some element of low density living, particularly
rural living. As Figure 12 shows, 55-64 year olds are more inclined to move to the predominantly rural
municipalities (as are in-migrants originating from outside Northern Tasmania).
Northern Tasmania includes some coastal settlements that are characterised by large proportions of
included a survey of over 2,000 non-resident owners of seaside properties in towns. It found that:


Around 30% of holiday home owners expect to move permanently into these properties;



Baby Boomers make up 60% of people who intend to do this;



Part of this cohort are also seeking apartments that offer walkability in high amenity inner urban
areas; and



The majority plan to move within the next two to five years (i.e. by 2017).

This wave of domestic migration will be the largest in Australian history. Its implications for Northern
Tasmania are most likely to be felt in locations with high numbers of holiday homes (e.g. across Break
Launceston). As illustrated in Figure 9 and Figure 11, it is likely to be characterised by a movement of 5564 year olds.
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Figure 11

Rural-Urban Migration 65+ Year Olds Northern Tasmania (2006-2011)

Figure 11 shows the total migration of 65+ year old residents within Northern Tasmania. It illustrates how older
residents move towards more urbanised areas. Families, young adults and other working age residents are also more
likely to move towards more urbanised areas. Source: ABS, 2011
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Figure 12

Rural-Urban Migration 55-64 Year Olds Northern Tasmania (2006-2011)

Figure 12 shows the total migration of 55-64 year old residents within Northern Tasmania. Despite the majority of the
population living in the more urbanised area, more 55-64 year olds moved from, than to Greater Launceston. This is a
common pattern around Australia, reflecting an interest amongst older Baby Boomers to relocate to rural or semirural areas, at least into their early 70s, at which point many will return to be closer to family, health care and other
services. Source: ABS, 2011

Declining household size
As with the rest of Australia, household size has also declined in the Region. Figure 13 shows the average
size across the Region by dwelling type. As the population ages, this trend will continue (albeit at a
slower rate). The impact this will have on population density has implications for both local area and
overall infrastructure and service demand, as well as future total dwelling need.
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Figure 13

Household Size by Dwelling Type Northern Tasmania (1996-2011)

Figure 13 shows mean household size by dwelling type. Projections to 2031 have been calculated using a statistical
model based on historical trends and State population projections by age. Source: ABS, 1996, 2001, 2006, 2011;
Geografia, 2013

2.3

Housing market trends

Moderate levels of construction activity
Construction rates in recent years reflect the long-term trend (see Figure 14). While there was elevated
activity in the Region during the 1980s and early 1990s, it declined dramatically from 1995 until around
2003. Since then the market has recovered almost back to its earlier peak. Given slowing rates of
population growth in the Northern Tasmania Region (see Section 2.2), the current, moderate levels of
residential development activity would be expected to slow slightly over time. On the other hand, given
the expected divergence between the current dwelling stock and what will be required as the population
changes, it may be that activity will not slow as the market responds to the demand for different types of
dwellings.
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Figure 15 shows that the vast majority of housing development over the last 10 years has occurred within
the Greater Launceston area. This reflects rural to urban migration patterns. Other settlements that show
a moderate level of residential construction activity include coastal areas such as George Town, Bridport,
St Helens and Scamander, as well as Westbury and Deloraine.

Figure 14

Construction Activity by Dwelling Type (1893-2011)

Figure 14 shows construction numbers by dwelling type for Northern Tasmania between 1983 and 2011. It highlights
two features: the drop in overall activity post the Recession which commenced in 1992-3; and the dominance of
separate houses. Source: LIST, 2013
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Figure 15

Spatial Distribution of Construction Activity in Northern Tasmania (2003-13)

Figure 15 shows the location of residential construction activity between 2003 and 2013, with most occurring in the
Greater Launceston area; although, there has been some activity in coastal and inland settlements such as Bridport,
Deloraine, Westbury, St Helens and Scamander. Source: LIST, 2013
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Stabilising dwelling and lot sizes
As indicated earlier, Australia has seen a gradual increase in the average size of the building footprint
and this trend is evident in Northern Tasmania (Figure 16). The 10 year moving average for building area
increased by 41% over the entire period (from 118sqm to 167sqm), with most of the increase occurring
from the early 1990s and then stabilising over the last 5-10 years. Room numbers have followed the same
pattern (a 10 year average of 4.2 rooms per dwelling to 4.9 in 2012). The rate of increase has been slower
than for overall building footprint, suggesting dwellings have become larger as a result of larger, rather
than more, rooms.

Figure 16

Average Building Area Northern Tasmania (1951-2011)

Figure 16 shows the average building footprint range for Northern Tasmania. The grey band represents the 90%
confidence interval (effectively, the building footprint we would expect 90% of dwellings to have). After a rapid
increase in the 90s, sizes have levelled off. Source: LIST, 2013; Geografia, 201

Stabilising housing prices
As Figure 3 showed, house prices in Northern Tasmania have increased in line with national housing
prices. There was a particularly rapid increase in the Region between 2000 and 2010, which saw prices
more than double. Since 2011, they have declined by around 10%. Again, this reflects national housing
price trends that are likely to be driven by broad demographic, policy and financing factors. Figure 17
shows that these price trends have been consistent across all dwelling types in the Northern Tasmanian
market.
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Figure 17

Housing Prices, Northern Tasmania by Type (1983 --- 2013)

Figure 17 shows house price trends in Northern Tasmania by dwelling type. After a rapid increase from 2001, prices
have since stabilised.

Relative housing affordability
Notwithstanding the lower incomes in Northern Tasmania, prices are modest, relative to the rest of
Tasmania, as well as some other parts of regional Australia with a similar population base. In 2010, the
median, annual taxable income was equivalent to around 19% of the median house price across the
Region. There are exceptions to affordability within the region in a few localised areas (notably parts of
Launceston,
and the town of George Town).
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Figure 18

Ratio of Median House Price to Taxable Income (2010)

Figure 18 shows the ratio of median rent to average individual taxable income (for 2010). Those municipalities to the
right of the chart have more affordable housing. Relative to the comparison regional cities, much of the Region is still
relatively affordable. Source: NRP, 2010; LIST, 2013

Continued dominance of separate housing stock
Separate houses are the dominant built form in Northern Tasmania. At the last Census they accounted
for 87% of occupied stock. This proportion has moved very little since at least 1996. By contrast, in
Greater Geelong, they made up 84% of stock (ABS, 2011), which, given the importance of separate
housing, is a significant difference.
Notwithstanding this, the LIST dataset suggests a small increase in the proportion of semi-detached
houses, flats and apartments over the last 10 years, which is notable given the slow rate at total housing
stock changes form.
Additionally, central Launceston has a relatively high proportion of shop top dwellings. On average
across the nation, around 0.3% of dwellings are categorised as attached to a shop or office. In central
Launceston (as with some other regional cities), it is 4%. Although
number, central Launceston has a very high proportion compared to other urban centres around the
country (Figure 19).
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Figure 19

Shop Top Dwellings (2011)

Figure 19
regional cities with intact central area building stock and the inner urban areas of major capital cities.
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Increasing proportion of development within General Residential
zones
The proportion of residential development occurring in the General Residential (GR) Zone has increased
over the last decade (Figure 20). This suggests there is a trend away from in-fill housing development in
Greater Launceston, as well as rural and low-density living developments. In Northern Tasmania,
Greenfield housing development generally occurs on conventional lots of around 600 to 800 square
metres. This form of development can be found on the outskirts of some towns (e.g. Perth, Longford,
Hadspen); in satellite suburbs (e.g. Legana); and the contiguous areas of Launceston (e.g. Newnham,
Prospect Vale).
Figure 20

Construction Activity by Zone

Figure 20 shows construction activity by main zone type over two periods from 2003. General Residential continues
to dominate the landscape. Source: LIST, 2013; Interim Planning Schemes; Geografia, 2013

Limited infill residential development
Figure 21 shows the residential development between 2008 and 2013 in each zone in the current interim
planning schemes. As noted above, the majority of development is occurring in the GR Zone, followed by
lifestyle lots (e.g. environmental living, low density residential, rural living). By contrast, very little
development is occurring in the inner zones (urban mixed use, and inner residential zones).
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Figure 22 shows the location of development around the Launceston area, where the majority of
development has occurred over the past five years. It shows that suburban locations (e.g. Prospect Vale,
Newnham) and outside settlements (Legana, Perth, Longford) are attracting a substantial proportion of
development. There are lower levels of development in the inner areas of the City.

Figure 21

New Dwelling Construction by Interim Planning Scheme Zones (2008-2013)

Figure 21
lowInterim Planning Schemes; Geografia, 2013
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Figure 22
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Location of Construction Activity (2008-2013)
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Changing practices in social housing provision
A range of strategic and policy documents were reviewed as part of this study and a summary is provided
in the Appendix. Notably, there has been a substantial body of work on affordability and social housing
issues and solutions. As a consequence, this study focuses, instead, on other housing issues: specifically:
how to improve the efficiency of housing development (and the subsequent use of infrastructure); and
how housing can be a barrier or incentive to attracting new investment to the region. Nonetheless, there
are some pertinent considerations in relation to affordability. These are:
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There are notable clusters of public housing in locations in and around Launceston. These
include Rocherlea, Newnham, Ravenswood, Waverley and George Town. These areas show
elevated levels of socio-economic disadvantage (see Figure 23 and Figure 24).



Research has found that clustering of social housing in specific areas can create locational
disadvantage issues and social segregation. Housing Tasmania currently has plans to promote
more balanced housing in many of the public housing areas in the Northern Tasmania region,
potentially through redevelopment. The social and
northern suburbs is also a key policy direction within the Draft Greater Launceston Plan;



Federal and State Government policy emphasises the role of not-for-profit organisations and
public-private-partnerships (PPPs) in the provision of social housing. There is a general trend
away from the state directly providing housing. Housing Tasmania is exploring options for
developing not-for-profit housing partnerships in the Launceston area to help promote
housing regeneration and reduce locational disadvantage issues; and



Recent Federal Government schemes such as the National Rental Affordability Scheme
(NRAS) and stimulus packages have targeted private and not-for-profit provision of housing.
These packages have stimulated private sector investment in affordable housing stock in the
Region, and a number of new social housing developments.
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Figure 23

SEIFA IRSD Index and Public Housing, Launceston Urban Area

Figure 23 shows the location of public housing overlaid on 2011 SEIFA scores in the core area of the region. There is
a clear correlation between the two variables. Source: ABS, 2011
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Figure 24

SEIFA IRSD Index and Public Housing, George Town

Figure 24 shows the location of public housing overlaid on 2011 SEIFA scores in the George Town area. Source: ABS,
2011

Significant levels of strata title housing development
Residential development on strata titles accounts for a significant proportion of housing construction in
the Region. Strata development (dominated by horizontal titles) is the most common method of
developing at medium to higher densities and, therefore, smaller dwellings. Figure 25 shows that:
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Over the last four decades, strata title housing development has accounted for around 15% of
total housing development in the Region;



While the proportion of semi-detached and separate housing stock has remained relatively
stable over recent decades (see Figure 14), the share of strata developments has increased to
around 25% during key periods (early 1990s and mid 2000s);



Strata development currently accounts for around 20% of development; and



The proportion of residential development on strata titles is relatively volatile. Policies such as
the first homebuyers grant, and speculation in this submarket are likely to have influenced
this.
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Discussions with developers and council staff indicate the prominence of strata development is a
consequence of the current development process looking to provide small lot housing in Greenfield
subdivisions. Small-scale unit developers commonly buy lots of between 600 and 1,000 square metres,
and then obtain permits for two or three unit strata developments. It has been suggested that a large
proportion of this market is highly speculative, which may explain recent volatility in the number of
constructions on strata titles.

Figure 25

Long-Term Trends in Strata Development Northern Tasmania (1960 to 2012)

Figure 25 shows the rate and scale of strata development over 50 years. Source: LIST, 2013

2.4

Planning and approvals system

T
promote or discourage
certain forms of housing development 7. The Appendix includes a summary of the key components of
each planning scheme in the Region likely to influence housing development trends.

7
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As these schemes are likely to be revised, some of the observations described here may be subject to change.
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Limited differentiation in the application of residential zones within
councils
Currently, the GR Zone dominates the planning scheme landscape in Northern Tasmania. In Greater
Launceston this zone encompasses almost all of the residential parts of the urban area.
The interimaccompanying the zone that can include local standards for character, density or lot size. For example, it
may be possible to apply a different minimum lot size in different parts of the same municipality.
However, it appears that there is little differentiation in the application of the GR Zone within each local
government area --- the same standards are generally applied across a municipality.
In addition, the inner residential zone is currently only applied by Launceston City Council. This zone
allows for transition to medium densities in some established areas with good access to services. Some
other municipalities have applied the urban mixed-use zone in small sections of the urban area, which
can help promote smaller sized housing development.

Inconsistencies in planning schemes between councils
Consultation with developers identified some concern about the different approaches councils took to
encouraging development through clauses in their interim planning schemes. In particular, the
uncertainties regarding what is allowable, what matters will be considered in a permit application, and
information requirements.
The interim planning schemes provide an opportunity to achieve greater consistency in the regional
planning system. There remain, however, notable differences between each scheme due to a preference
for local level clauses or specifications. Common divergences include:


Minimum lot sizes for each residential zone;



Density controls that dictate conditions for multiple dwellings on a single lot; and



Development standards, such as clauses regarding overlooking, private open space, setbacks
and building envelopes.

Minimal small lots at subdivision stage and reliance on strata
developments
All interim-planning schemes in the Northern Tasmania
sizes in the GR Zone. This is generally between 500 and 700sqm (see Appendix). In many of these areas,
small lots at the subdivision stage are discouraged by the nature of the planning scheme, and
As a consequence, subdivision of Greenfield areas is generally occurring at a
size above 700sqm per lot around Greater Launceston.
At the same time, there is notable demand for smaller dwellings in the Region, and this trend is expected
to continue (see Section 3). The primary means by which this market demand has been met has been
through the use of strata titles in Greenfield areas (see Section 2.3). This occurs following the completion
of the subdivision process, and creates an additional step of approvals under the planning system, and
introduces additional actors into the development process. This creates an unnecessary inefficiency when
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promoting small dwelling development. As noted in Section 2.3, there are also concerns about
speculative activity in this sub-market.
The introduction of Planning Directive 4.1 from the State Government will provide a standard for strata
development within the GR Zone across the State. From 28 February 2014, 325sqm per dwelling will
become an Acceptable Use in GR Zones. The Directive also allows for higher densities for strata
development in areas with good public transport and service access. Additionally, local councils can
maximising density in these areas.

2.5

Learning from other regions

Analysis of three regional cities was undertaken to identify similar trends and potential solutions that may
be applied in Northern Tasmania. The cities were chosen as they reveal important dimensions of the
housing market that are relevant to Northern Tasmania.

Bendigo: innovating in challenging environments
Bendigo offers insight in relation to the efficient concentration of development on available land;
improving developer certainty through the planning scheme; and leveraging from both central city and
rural village cores to stimulate new development forms.

Maximising use of available land
The City of Greater Bendigo does not enjoy the benefits of large tracts of easily developable Greenfield
land. It is constrained by high fire risk State forests; undulating gullies; and land contaminated by gold
mining. At the same time, good passenger rail services to Melbourne has resulted in an accelerated
development thereby maximising the efficient use of what land is available, as well as ensuring
infrastructure costs are reduced. Its soon-to-be-implemented five point housing strategy is:
1.
2.
3.
4.
5.

Urban Containment - encouraging better use of existing residentially zoned infill sites.
Core Development - higher density housing around the Bendigo CBD, Hospital and
University precincts.
Community Focussed Development - higher densities along transport corridors.
New Development Areas - "Greenfield" areas that include Jackass Flat, Huntly,
Strathfieldsaye and Maiden Gully North East.
Satellite Development - growth and expansion of Marong as a satellite township.
(City of Bendigo, 2013)

Ensuring developer certainty
City planners have found that the key to encouraging investor interest in these diverse development
products is certainty in relation to development approvals, future planning schemes and public
infrastructure investment. Holding costs associated with approval delays are a disincentive to investment
and this compounds the new fiscal environment in which banks are less inclined to lend to developers
working outside of the growth areas of metropolitan Melbourne.
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Encouraging diverse and dense development
Bendigo is seeking to encourage more diverse and dense development, particularly in the central city
area. This is responding to growing demand for inner urban living in larger regional cities. As a result, the
City has
.
This is one aspect of the
rategy.
Apartment and semi-detached dwelling growth has been modest (an additional 600 from 2001 to 2011),
although there has been a notable increase in small lot, separate houses. Asking prices for mid-sized
(e.g. 2 bedroom, 100sqm) apartments in central Bendigo are around $400,000. Similarly configured
townhouses are a little less at around $375,000 and units closer to $250,000.
There are advantages to inner urban, heritage value residential. However, it does add to the cost and
therefore risk. The City and the major inner urban developer working in the region have recognised that
achieving this objective requires some form of government intervention. Consequently, although not yet
attempted, the City of Bendigo is exploring the idea of demonstration projects in collaboration with
private developers, in order to stimulate interest in new, higher density housing.
Figure 26

Selected Bendigo House Stock Range

Figure 26 shows a selection of new housing stock in Bendigo. Because of the need to optimise the use of public
strongly encouraged through the new housing strategy. Source: realestate.com.au
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Discussions with one of the main residential developers in Bendigo highlighted three impediments (and
their solutions) to successful inner-urban development in regional cities (Table 3).

Table 3

Impediments to Inner Urban Development (Bendigo)

Impediment

Solution
Encourage awareness of value of having more residents in inner

of existing buildings (i.e. shop tops).

city, particularly for owners of commercial retail premises.

Given the expense of refurbishment
from commercial to residential, it is as
expensive to do this as to develop on a
Greenfield apartment site.
Buyers are reluctant to purchase

1. Firstly roll out developments with private car parking. Once a

apartments without car parking.

community of inner city residents has been established, they

However, in many cases it is not

become the marketing tool for informing other prospective buyers

commercially feasible to provide it.

about the potential for foregoing car parking or even cars.
2. Work with councils to secure deals for private parking in nearby
commercial parking lots.

Bank finance is more difficult (albeit not

This compels the preparation of better business cases to attract

impossible) to secure.

funding (effectively a return to the pre-housing boom period).

Leveraging from rural villages
established settlements. These offer a balance of rural village living (i.e. lots of between 800 and
1,000sqm) with some urban amenity (retail, primary schools etc). These developments (which include
Malmsbury to the south east of Bendigo) are found along efficient transport corridors to major
employment hubs (in this case Bendigo, but also Melbourne); and have some form of aesthetic attraction
in the form of rivers, lakes, heritage building stock and small town centres.
Unlike Northern Tasmania, the City is not facing the challenge of slow population growth, or rapid
ageing. However, the rate of growth and the need to optimise land and infrastructure use and thereby
meet demand and reduce costs have informed the new housing strategy. The relevance to Northern
of certainty for developers who may wish to take a risk on
newer (particularly smaller, or innovative) housing. Additionally, there are clearly emerging markets in
inner urban apartment redevelopment and rural villages suggest a strong and growing for this.

Latrobe City: Responses to economic uncertainty
Latrobe City provides insight into the consequence of delaying the response to market signals (in this
case, as the population rebounded in the 2000s); the growing divergence between the lot size and
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dwelling forms being offered and the market expectations; and the disjunction between State regional
development policy and planning approval decisions.

Matching land supply with demand
The City underwent a major economic downturn through the 1990s. As a consequence of the subsequent
population outflow, a decision was made not to release any new land for housing for at least 10 years.
However, during this time, the economy recovered and a faster rail service to Melbourne was introduced.
As the population started to grow again, land became scarce and prices rose, thereby threatening one of
the important competitive advantages of the region: affordable housing.
The City was very mindful of the value inherent in the affordability of local housing and so, in 2011, it
organised and heavily promoted the largest single release of new land in 60 years (800ha, or around
12,000 lots). This has had the effect of reducing prices by around 15% and returning the market to some
equilibrium. The promotion also had the benefit of raising awareness in the development industry, of the
local commercial opportunities.

Responding to market demand for small lots/dwellings
Smaller household sizes, different lifestyles (particularly the desire to live in greater proximity to key
infrastructure and services) and the need to reduce house prices mean that buyers are increasingly
interested in smaller lots at higher density levels. However, despite evidence to the contrary, the local
industry has so far been reluctant to respond; asserting that lots smaller than there is no demand for lots
smaller than 800sqm. The expectation is that, over time, without an industry response, there will be a
significant divergence between consumer requirements and available housing stock. However, the
release of land and the relatively buoyant market in Latrobe has started to attract new, metropolitanbased developers to the region, who are investing in new and relatively innovative developments (e.g.
Figure 27).

Figure 27
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New Residential Development Proposal, Traralgon (Latrobe City)
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Figure 27 is an extract from a new housing subdivision in Traralgon, Latrobe City. It is one of several proposals by
new development entrants to the regional market and includes a mix of density in response to new market trends.

Responding to state policy objectives
ach regional city to take steps to attract
and accommodate new residents, including via more efficient and densely developed inner urban areas.
Part of this will occur within the transit zones around regional rail stations (of which Latrobe has three). At
the same time, the local industry has, so far, been slow to respond to the new policy environment that is
already seeing an influx of young families into the region seeking small, affordable lots with good access
to infrastructure and services.
Overall, then, the Latrobe City experience demonstrates the importance of maintaining an evidence base
of actual market trends, within the context of state and national housing and development policies. It
also demonstrates the benefits of attracting outside developers to bring innovative practices where
required.

Geelong: Innovating in a rapidly growing environment
Geelong provides insight in relation to the interventionist use of the planning system to encourage
densification in the central city area, and the need to actively engage in the developing the market for
relatively high risk inner urban development.
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Product type and positioning
Inner-city apartment development in Geelong is characterised by:
1.
2.
3.

Figure 28). A minority of higher density housing stock is targeted toward the medium and lower
ends of the market (sub $500,000) (see second row of images).
Recent apartment developments are generally developed as large projects (i.e. twenty or more
dwellings).
Smaller scale development is generally limited to townhouse/semi-detached housing in the inner
suburbs of the city.

Figure 28

Inner City Higher Density Development Geelong

Figure 28 shows examples of the medium and high density developments on offer in Geelong. Source:
realestate.com.au
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Using the planning system to facilitate density
In 2007, the City of Greater Geel
high density residential development. The strategy identified
where medium
and higher density housing will be strongly promoted: in the Geelong CBD; a former industrial area; and
a large area adjoining a shopping centre in Waurn Ponds.
In addition, the City has allocated Increased Housing Diversity areas. These secondary areas, generally
located around local level activity centres, will also promote higher density development. The land area
allocated for increased diversity is specifically mapped at the level of each lot.
The Housing Diversity Strategy is a reference document in the Geelong Planning Scheme. Local planning
policies make specific reference to the document and areas identified in the Strategy. This ensures that
the Key Development Areas and Increased Housing Diversity Areas are considered in planning decisions
and it helps to facilitate medium and higher density development in agreed locations, through more
efficient and favourable planning decisions.
The City of Greater Geelong has indicated that they will use new residential zones introduced in Victoria
during 2013 to further encourage higher densities around strategic areas. The new zones will further
reduce barriers for higher density development in strategically selected locations, and increase the
approval certainty for developers.

Shaping community sentiment
With an increasing quantity of higher density residential development in G
re and inner
suburbs, there has been potential for community and political opposition. This has provided a notable
challenge to Council in recent years. Ongoing community consultation, working closely with councillors,
and having clearly defined Key Development Areas have helped manage this issue.

Overcoming financing constraints
Similar to Bendigo, apartment developers in Geelong are increasingly faced with financing constraints,
particularly the requirement to have a higher number of pre-sales prior to providing finance. This
represents the major barrier to inner city development in the City at the present time. While there are a
large number of apartment project approvals, an increasing proportion are not being built.
The City of Greater Geelong recognises the need to stimulate demand for higher density living in the
centre of the city, and is considering implementing a program that promotes inner city living. The
Postcode 3000 program that operated in the
1990s. This could involve a mix of marketing, demonstration projects and urban liveability programs.

2.6

Implications

An analysis of the demographic, economic and market changes in and around Northern Tasmania point
An evaluation of the current
interim planning schemes in the context of these changes also suggest opportunities for incremental
improvements to the schemes and how the planning approvals and development process occurs. These
are summarised here.
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Emerging demand for smaller lots and greater housing diversity
As the RLUS has already noted (and is evident in other regional settings), demographic changes
(specifically ageing and smaller household sizes), along with relatively high land prices and lifestyle
changes have, and are expected to continue to, drive a shift in housing towards:
1.

Smaller lots and houses, along with greater dwelling diversity (i.e. fewer separate houses and
more semi-detached houses, flats and apartments).

2.

Demand for improved access to services and facilities.

3.

The emergence of niche markets for diverse housing emphasising proximity to infrastructure and
services, walkability but also visual/natural amenity.

Older residents have completed their major lifecycle transitions and are more predictable in their
housing choice: which is primarily a preference for semi-detached houses, flats or apartments over
separate houses8. The LIST data already shows a move towards smaller lots and a stabilisation in building
size.
defacto
sion, via strata titling, has been one market response to this, overall, the
market is still primarily focused on building separate houses (albeit on smaller, often strata-titled lots). It is
arguable whether the current planning schemes are positioned to support these trends in an efficient
and effective way.

Potential opportunities in niche markets
The demographic changes and migration patterns have also created the potential for niche market
developments in Northern Tasmania. These are primarily lifestyle-led and include:


buildings);


Rural lifestyle, albeit in low density developments contiguous to the urban core; and



Potentially rural village lifestyle living in locations with good access to larger centres and some
aesthetic attractions (e.g. heritage buildings, views of water bodies).

.

8

The needs assessment modelling summarised in the next section demonstrates how this demographic shift is likely
to dramatically alter dwelling type demand over the next 20 years.
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Figure 29

Niche Market Activity (2012)

Figure 29 shows the mix of construction activity by major zone type for 2012. While the share of these niche markets
is small, the demographic changes occurring and the ongoing domestic in-migration will create an opportunity for
developing new markets in these sectors. Source: LIST, 2013

41

Northern Tasmanian Housing Study

Promoting efficiencies in the planning and approvals system
In the context of the changes and opportunities summarised above, a review of the interim planning
schemes suggest the following potential for improvements:


Increased consistency between regional planning schemes in the longer term to reduce
developer uncertainty and streamline approvals. In this case, the emphasis would be on the
application of regional and State standards, with minimal local differentiation as the interim
schemes intended; and



Replacing strata developments (i.e. defacto small lot subdivision) with direct small lot subdivision.

A proactive role for councils
In addition to the use of planning schemes as an instrument for efficiency gains, there is the potential for:
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Demonstration projects in which councils can use their resources (including land) to work with
developers on projects that can showcase new housing forms in key areas;



Lot consolidation to assist developers in accessing sufficiently scaled lots for cost effective
subdivision;



Liveability programs that target, amongst other things, town centre amenity (e.g. tree planting,
urban realm upgrades, community activities) to attract potential new residents; and



A marketing program to highlight the benefits, mix and affordability of housing in the region.
Given that a sizeable proportion of total population growth is due to older, mainland Baby
Boomers relocating, this is a potential population growth opportunity via showcasing inner urban
and low density housing.
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3.0

Supply Demand Analysis

Relatively slow, but consistent demographic and dwelling preference
changes suggest a growing divergence between the current dwelling stock
and future demand. Overall, decreasing household size will stimulate
demand for new, smaller dwellings at a rate that may offset any downturn
in housing demand resulting from slow population growth. Current lot
supply is likely to meet demand until at least 2030, particularly if small lot
sizes become more common.

3.1

Housing needs analysis

As with any regional setting, idiosyncrasies in the Northern Tasmanian housing market will always
strongly influence its character and direction. The low or slow population growth in the region has two
particularly important implications:
1.
2.

Low house sales transaction volumes --- which means asset pricing becomes difficult, resulting in
investors (particularly non-local developers) having little certainty about price.
Limited dwelling diversity due to low demand for new residences --- again resulting in investor
uncertainty about market appetite.

The low sales volumes and population growth rate and the limited dwelling diversity make emerging
trends more difficult to discern. Therefore, there is a high degree of uncertainty about future scenarios.
This should be borne in mind when considering future needs. This is compounded by the fact that the
y transform housing needs.
The needs assessment was undertaken to factor in the variability in residential housing choice by
dwelling type, household structure and age by single year at the Statistical Local Area (SLA) level9.
Changes in the distribution by dwelling and household form from 1996 to 2011 were used to calibrate a
statistical model that projected forward (mean and variance) estimates of future demand. Much of the
variation in dwelling demand is a consequence of accounting for how quickly households decrease in size
and the variation in dwelling choice is a function of the inherent variability in preference.

What if versus steady-state
to 2031. This assumes a total Regional population of 159,195 by 2031 (an increase of 15,611 over the ERP
for 2012). A summary of the findings is provided below.
in this analysis is effectively a steady state
function that draws on historical growth trends. Therefore, it implicitly accounts for factors such as the
relative, historical desirability of particular locations for development. This means that, although a
9
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residential area may have significant growth capacity, if it has had no historical experience of this, it is
assumed that it will continue along this low/no growth trajectory. As the model calculates demand at an
SLA level, this is not a concern with respect to local area outcomes. This is because it makes no
assumptions about the likelihood of a particular small area being developed in a way that runs counter to
historical trends.

Total demand
Total regional dwelling stock is projected to increase from 53,968 in 2011 to between 72,497 and 82,729
by 203110. This is between 18,529 and 28,761 additional dwellings. Figures 30 to 34 illustrate future
Regional demand by dwelling type11.

Figure 30

Regional Dwelling Demand --- All Dwellings (2011-2031)

Figures 30 to 34 show the projected number of dwellings by dwelling type to 2031. The red lines are the mean
estimate and the grey bands the 90% confidence interval (that is, assuming the model inputs are valid, we are 90%
confident that demand will fall within these bands). The increase in total demand is higher than the projected
increase in population due to a combination of diminishing household size and uncertainty with respect to vacancy
rates. Source: Geografia, 2013

10

The model counts total dwellings, including both occupied and unoccupied. A table with the lower, upper and
mean estimates by dwelling type is provided in the Appendix.
11
The model uses the ABS definitions of dwelling types: separate houses, semi-detached (and villas); flats (and
apartments) and other dwellings.
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Figure 31

Regional Dwelling Demand --- Separate Houses (2011-2031)

Figure 32

Regional Dwelling Demand --- Semi-Detached (2011-2031)
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Figure 33

Regional Dwelling Demand --- Flats & Apartments (2011-2031)

Figure 34

Regional Dwelling Demand --- Other Dwellings (2011-2031)
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Table 4 summarises total dwelling demand by SLA. This is based on an estimation of population growth
by SLA using the State projections.

Table 4

Mean Total Dwelling Demand by SLA (Census Years)

SLA

2016

2021

2026

2031

Change (11-31)

3,202±58

3,709±74

4,057±84

4,360±89

1,775±101

Dorset

3,134±58

3,378±71

3,498±78

3,568±79

873±79

Flinders

456±13

486±13

506±14

510±14

165±14

George Town Pt A

2,604±48

2,855±62

3,027±69

3,159±72

973±72

George Town Pt B

489±15

530±17

552±17

569±18

149±17

Launceston Inner

324±9

332±9

331±9

334±9

231±9

Launceston Pt B

27,096±256

29,272±390

31,355±497

33,409±571

9,153±571

Launceston Pt C

1,233±31

1,352±37

1441±40

1,495±42

440±42

Meander Valley Pt A

4,008±81

4,469±102

4,723±107

4,904±113

1,636±113

Meander Valley Pt B

4,675±79

5,172±108

5,509±128

5,764±137

1,712±137

Northern Midlands Pt A

3,590±66

4,018±87

4,280±98

4,398±111

1,370±111

Northern Midlands Pt B

1,971±35

2,129±46

2,222±52

2,266±56

544±56

West Tamar Pt A

8,752±120

9,814±181

10,723±213

11,503±245

3,940±245

West Tamar Pt B

867±22

967±25

1,031±28

1,074±27

384±27

In Table 4, the mean and standard deviation estimate of dwelling demand by SLA is shown for future Census years.
The figures include current stock. Source: Geografia, 2013

Construction rates are estimated in Table 5. New housing need is expected to be dominated by semidetached houses, flats and apartments.

Table 5
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Estimated Construction Rates by Dwelling Type

Dwelling Type

Total Additional Need

Avg. Ann. Increase

Separate houses

2,309±738

115±37

Semi-detached houses

7,608±548

380±27

Flats & apartments

9,106±641

455±32

Other dwellings
Source: Geografia, 2013

4,324±202

216±10
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3.2

Current housing supply

Land supply analysis is based on information provided by the northern councils.

Developable land supply
Consultation with councils identified available developable lot supply as summarised in Table 6.

Table 6

Developable Land Supply

LGA

Available lots
1,000

Dorset

979

Flinders

Limited

Comment/Source
-Based on 100ha at 10dw/ha
-From Settlement Strategy and Council comment
-Council comment
-From Greater Launceston Plan (GLP), less Housing Tasmania

George Town

1,190

Launceston

4,220

-From GLP + 50 at Lilydale

Meander Valley

2,500

-Council comment

Northern Midlands
West Tamar

910
1,030

postponed development (100)

-From GLP + 250 from Campbell Town Structure Plan
-From GLP and Council comment

Total
11,829
Source: councils and Draft Greater Launceston Plan

Figure 35 compares current lot supply (as per Table 6) with projected need. It assumes:


Lots can be subdivided to meet dwelling mix requirements (e.g. for flats, rather than separate
houses);



There is an average of 1.5 semi-detached houses on each lot and 3 flats or apartments; and



Only general residential and inner urban development is catered for in the lot supply listed in
Table 6 (that is, lots under 1,600sqm).

Depending on the rate at which new, smaller households are formed and demand shifts towards semidetached houses, flats and apartments, lot demand is estimated to exceed current supply sometime
soon after 2030.
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Figure 35

Lot Supply Demand Trajectory

Figure 35 shows the projected lot requirement and the current lot supply for Northern Tasmania. Assuming the
higher end of dwelling demand occurs under the medium population projection scenario, current lot supply will run
out around 2030. This estimate is highly contingent on the capacity of the current housing stock to support new and
smaller households. See the Appendix for the full set of data. Source: councils; Geografia, 2013

Lot area requirement
The LIST data was used to calculate lot size by dwelling type and SLA via a statistical model that
projected change in lot size over time. This was based on the historical data and the lot size limits in
place in the interim planning schemes. From this, estimates of the total hectares needed to
accommodate new dwellings was calculated. These results are summarised in Table 712.

Table 7

Dwelling Type

2016

2021

2026

2031

Separate houses

475-617

994-1,198

1,633-1,772

2,071-2,348

Semi-detached

37-122

73-229

98-296

121-368

Flats & apartments

22-157

43-281

59-370

67-448

Other dwellings

13-731

22-1,211

27-1,506

31-1,725

12
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Total Estimated Lot Area Requirement (ha)

It should be noted that these estimates are for lot size only.
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Dwelling Type
Total

2016

2021

2026

2031

633-1,467

1,291-2,649

1,891-3,570

2,530-4,485

Table 7 shows the 90% confidence interval for estimated lot area required in Northern
Tasmania to accommodate the new dwelling demand. The range is highly variable,
relatively modest development activity, from which to measure trends. Source: Geografia,
2013

3.3

Implications

The needs assessment uses historical trends and future population projections to provide an estimate of
total dwelling need by type and location.

Divergence between current stock and future demand by dwelling
type
population growth rate (rather than the what if scenarios outlined in the GLP), the primary difference
between this study findings and those of the GLP is the expectation that there will be a growing
divergence between the type of dwellings currently available and dominating development activity and
the future need based on smaller and, predominantly older, households.
The shift towards semi-detached houses, flats and apartments reflects a shift towards smaller, older
households. However, actual responses by the industry and households may differ from this as people
choose to repurpose existing (i.e. detached) dwellings. Given that there is a large stock of existing
dwellings, there is a need to investigate ways in which this stock can be retrofitted to better meet future
needs.
In relation to land supply and demand, it is projected that there is sufficient developable residential land
to accommodate housing needs until at least 2031, if not well beyond that. Total estimated lot capacity is
in the order of 11,829.
In view of the development and planning focus on separate houses, there is also scope for policy
interventions to encourage a more rapid response to emerging need, through explicitly stated support
for:


Inner urban (e.g. shop top) development;



Smaller lot sizes in and around urban and town centres; activity centres and transport
corridors; and



Flexibility in planning schemes to encourage semi-detached and flats in appropriate
locations.

The next section examines these in more detail using a GIS-based land suitability analysis.
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4.0

Optimal Land Development Structure

A major concern for councils and infrastructure providers in the Region has
been inefficient spatial patterns of development. An analysis of the most
suitable areas for different types of housing development in the Region,
and the current development and zoning, shows less than optimal
settlement patterns. There are opportunities for improvements in the
location of lifestyle developments, small lot/dwelling development, and
densification via infill and along transport corridors.

4.1

Introduction

Spatial analysis was used to determine land suitability for three categories of housing in the Region:
1.
2.
3.

Lifestyle housing, which encompasses housing in villages and smaller townships, as well as rural
living provision;
Greenfield housing at conventional densities (generally 500 to 900 sqm lots) in Greater
Launceston; and
Infill development, semi-detached and attached housing within, and immediately
surrounding, the established Greater Launceston urban area. This also includes small lot strata
developments targeted at small households (less than 400sqm).

These categories equate with three broad segments of the regional housing market identified during
background research, discussions with developers and government stakeholders. Different housing
markets appeal to different demographic groups, and therefore have different service needs. The
categories, including an overview of suitability considerations, are summarised in Table 8. For each
category, three factors are considered:
1.

Hypothetical construction and development costs.

2.

Access to existing services, infrastructure, and economic opportunity.

3. No go zones where hazard or amenity areas would negatively impact on residential
development.
More details are provided in Table 9 and in the Appendix, including the specific data sets considered.
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Table 8

Housing Categories Used for Land Suitability Analysis

Category

Description

Reference Area

Lifestyle Housing

Encompasses housing in villages and smaller townships, as
well as rural housing provision. Generally, but not
exclusively,
greenfield development, this uses a conventional
residential accessibility measure.

Northern Tasmania

Greenfield Housing

Conventional density housing (generally 500 to 900 sqm
lots) in greenfield developments. These areas may also
cater to medium density lots (e.g. 200 to 500 sqm). This
uses a conventional residential accessibility measure that is
designed to assess accessibility levels for conventional and
lower density residential development. This method
prioritises car-based travel to employment, services and key
infrastructure. Less weight is given to prioritising walking
and public transport access.

Greater Launceston

Urban and Infill Housing

Semi-detached and separate housing within, and
immediately surrounding, established urban areas. This also
includes small lot strata developments targeted at small
households (>400sqm).

Greater Launceston

An infill and higher density residential accessibility measure
which is designed to assess accessibility to employment,
services and infrastructure for infill and higher density
development. Significant emphasis is placed on promoting
access through walking and public transport, and less
emphasis is placed on car travel. This measure is relevant to
the Greater Launceston urban area only.13

Table 9

Considerations When Assessing Land Use Suitability

Category

Description

Hypothetical development
costs

Maximising housing affordability is a key objective in the Region. Development
should be located in areas that minimise development, infrastructure connection
and construction costs. Factors considered include topographical conditions,
and proximity to power and sewerage services.

Access to existing
infrastructure and services,
established communities
and economic opportunity

In an environment of low population growth, there are limited resources for new
infrastructure and services and a need to optimise development to make use of
existing community services and infrastructure. Proximity is also a critical factor in
building sustainable communities.

No go zones

There are areas of land that are unsuitable for residential development due to
amenity issues, and environmental hazards. For example, flooding hazards and
airport buffer requirements.

There are a number of limitations with the land suitability analysis that should be noted when considering
the outputs and mapping. These include:

13

Areas outside of the Greater Launceston urban area generally rate extremely low on this measure, due to a lack of
facilities and services within walking distance. Consequently, it is not useful to assess distant areas using this measure.
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Lack of available data for some key issues that might impact on construction cost and
infrastructure provision (e.g. capacity of sewerage treatment infrastructure; geo-technical and soil
patterns for Greenfield development); and



Inability to quantify some amenity aspects of land (e.g. outlook, views, neighbourhood character,
tree cover, land formation).

T
broad areas and patterns of development that may be most suitable. For each site or precinct, the
outputs provide a starting point for more detailed on-the-ground analysis as required.

4.2

Lifestyle housing

Service accessibility
Figure 36 depicts the spatial distribution of service accessibility in Northern Tasmania. Blue areas have
high levels of accessibility and those in red have lower levels of accessibility. The map shows that:


Areas proximate to Launceston have substantially better access to services, infrastructure and
employment;



Outside of the Launceston area, George Town has relatively high levels of accessibility; and



Settlements located along transport corridors that directly connect to Launceston have
moderate levels of service accessibility.

Land suitability
Figure 37 shows the suitability of land for lifestyle residential development in Northern Tasmania when
accounting for construction and development costs, service accessibility and no-go zones. Outside of
-urban area there are a number of transport and infrastructure corridors that extend
outwards from the central city that have high levels of suitability for this housing type. These include:


The western corridor that extends through Westbury and Deloraine;



The northern corridor, on the western side of the Tamar River, extending to Beaconsfield; and



The south western and southern corridor that extends from Launceston through to Longford.

In addition, large areas of land surrounding a number of settlements appear to be suitable for housing
development oriented at this segment of the market. These settlements include:


The George Town area;



Areas within a short driving distance to Lilydale;



Areas within a short driving distance of Scottsdale;



The south western and southern corridor that extend from Launceston through to Longford; and



Campbell Town, and areas adjoining the Midland Highway corridor surrounding the town.

As articulated in the RLUS, the Furneaux Islands are considered separately from this, not least due to the
potential economic growth opportunity that rural living offers.
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Figure 36
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Service Accessibility in Northern Tasmania for Lifestyle Housing
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Figure 37
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Land Suitability for Lifestyle Housing Development
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Assessment of current zoning
Figure 38 shows the suitability of land that is currently zoned for lifestyle residential purposes. The map
shows that:




56

There are large areas of land currently zoned for lifestyle residential development, in a number
of municipalities, which do not demonstrate high levels of suitability for this development. This is
primarily the result of poor accessibility to services, and limited infrastructure provision. This
includes:
o

Areas extending along Clarence Point Road and Greens Beach Road;

o

Much of the eastern coast of the Northern Region;

o

Outer areas of Meander Valley that are located some distance from the Meander Valley
Highway corridor;

o

Some western areas of West Tamar Council;

o

Some smaller settlements located along the northern coast line in George Town
Council; and

Zoned areas surrounding key settlements and within proximity to Launceston have the highest
levels of suitability.
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Figure 38
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4.3 Greenfield development in Greater
Launceston
Service accessibility
Figure 39 illustrates the spatial distribution of service accessibility in the Greater Launceston urban area.
It uses a conventional accessibility measure (which emphasises car access over public transport and
walking access). Areas highlighted in blue have higher levels of accessibility and those in red have lower
levels. The map shows that:


Areas with the highest service accessibility are located contiguous to the existing Launceston
urban area. Good examples of these areas include St Leonards and Newnham;



Areas with secondary levels of accessibility include the corridor between the Launceston urban
area and Hadspen, the areas to the southeast of Legana within proximity to Riverside;



Areas with tertiary levels of accessibility include Blackstone Heights, Grindewald, the northeastern areas of Legana, Perth, Longford, Evandale, the Midland Highway corridor south of
Youngtown, and areas to east of the Launceston urban area; and



The settlement of Carrick has low levels of service accessibility in the context of the Greater
Launceston area.

Construction and development costs
Given low levels of population growth in the Region, and the need to promote affordability for new
entrants to the housing market, it is important to understand potential construction and development
costs in the Greenfield housing market. Figure 40 shows a high-level measure of construction and
development costs in the urban areas of Greater Launceston 14.
Areas contiguous to the existing urban area generally have higher levels of infrastructure provision (e.g.
power line, water and sewerage access). They are therefore likely to benefit from more cost effective
infrastructure connections. This is reflected in Figure 40, which provides a key input into the suitability
assessment for Greenfield development.

No-go zones
Figure 41 shows the no-go zones in the Greater Launceston area. Development in areas highlighted in
red should be restricted due to environmental constraints (e.g. flood or landslip risk), amenity concerns
(e.g. proximity to transmission lines or airport buffer zones), and environmental constraints (e.g.
protected species). In addition, areas that are lighter blue or yellow experience constraints that reduce
the suitability of the land, but do not entirely prevent residential development. These may include
tolerable flood risks, native vegetation values, or tolerable amenity concerns.

14
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Further information regarding this measure is provided in the Appendix.
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Figure 39
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Service Accessibility in Greater Launceston Urban Area for Greenfield Housing
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Figure 40
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High-Level Analysis, Development Cost Structure Greater Launceston Urban Area
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Figure 41
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High-Level Analysis of No Go Zones, Greater Launceston Urban Area
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Land suitability
Figure 42 illustrates the spatial distribution of land suitability for Greenfield development surrounding the
Greater Launceston area. It shows that:
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Greenfield development is most suitable when it is contiguous to the existing urban area in
Launceston. St Leonards and Newnham demonstrate high suitability for contiguous urban
expansion. This is due to service accessibility and existing infrastructure connections;



Outside of the contiguous urban area of Launceston, the settlement of Hadspen shows the
highest level of suitability for Greenfield residential development;



Longford, Perth, Evandale, and parts of Legana show secondary levels of suitability for
Greenfield residential development outside of the contiguous urban area of Launceston; and



Grindelwald and Carrick have lower levels of suitability for Greenfield development.
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Figure 42
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Land Suitability for Greenfield Development
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Assessment of current zoning and development
The outcomes of the land suitability analysis have been used to assess the suitability of Greenfield
development in areas currently zoned as GR or Special Purpose Zone15 in the wider Launceston urban
area.
Figure 43 depicts this assessment spatially. 16 Areas that are zoned accordingly and are most suitable for
residential development are shown in blue. Areas zoned for this development, but are less suitable
(according to the analysis), are shown in red. The distribution of suitability scores is summarised in Table
10. The assessment shows that:


Many of the satellite areas designated for urban growth in Greater Launceston, that are not
contiguous to the main urban area, have low levels of accessibility due to absence of critical
facilities such as schools, lack access to public transport and economic opportunities (retail and
employment). These factors significantly impact on suitability for development in these areas.



Areas zoned for general residential development that are contiguous to existing urban area of
Launceston are preferable locations for development. This has implications for promotion of
Greenfield development within proximity to existing areas.



8% of land in the Greater Launceston area currently zoned for general residential use received a
score of 50 or less for suitability.

Table 10

Land Suitability Scores by Zoned Land in Greater Launceston
Area Zoned as GR
and Special Purpose
(ha)

Proportion

Total Area

4,330.3

100%

90-100 (highest)

1,053.9

24%

80-89

911.7

21%

70-79

762.3

18%

60-69

809.9

19%

50-59

398.3

9%

40-49

199.3

5%

30-39

65.0

2%

20-29

25.5

1%

10-19

1.4

0%

103.1

2%

Score

0-10 (lowest)

15

The Special Purpose Zone considered in this analysis is limited to areas with residential development intentions.
The colouring used in Figure 43 is different to that used in Figure 42 to more clearly reveal the variation in
suitability between zoned areas.
16
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Figure 43
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4.4 Infill and higher density development in
Greater Launceston
Service accessibility
Figure 44 depicts service accessibility of the urban area of Greater Launceston using the inner urban
accessibility measure (emphasis on walkability and public transport access to services, employment and
infrastructure). Areas highlighted in blue have high accessibility and those highlighted in red are lower.
The map shows that the areas with highest levels of accessibility are located around:


The Launceston CBD and inner areas, including areas extending toward South Launceston;



The Riverside area; and



The Mowbray area.

The areas with medium to high levels of service accessibility in Greater Launceston include parts of the
following suburbs:


Prospect;



Kings Meadows;



Invermay;



Newnham-Mayfield; and



Rocherlea.

Land suitability
Figure 45 depicts the suitability of land for higher density residential development in the Launceston
urban area. It takes into account service accessibility (Figure 44), development and construction costs,
and no-go zones. The areas that are most suitable for higher density and infill development generally
align with those areas characterised by good service access.
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Figure 44
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Figure 45
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Land Suitability for Infill and Urban Residential Development
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Figure 46
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Infill Land Suitability for Areas Zoned GR
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Assessment of current zoning
Figure 46 shows the suitability of areas zoned for general residential for infill and higher density
development. Areas that are currently zoned for Urban Mixed Use or Inner Residential in the Launceston
area are not shown on the map. General residential areas with the highest suitability for this development
type are located around Riverside, Mowbray and to the south and east of the Launceston CBD. The
Appendix provides maps showing which lots are located within areas that score five or higher on the
suitability index for infill development in areas that are currently zoned as general residential.

Assessment of strata development patterns
Strata developments generally promote smaller dwellings (either flats and apartments, semi-detached or
small lot separate houses). As discussed in Section 2.3, these household types often cater for smaller
households, older residents and those with mobility impairment. Strata developments (both horizontal
and vertical) appear to be the primary method for developing small dwelling and higher density housing
in the Northern Tasmania region. Strata developments would be preferably located in areas that are
accessible to services and facilities via walking or public transport.
Analysis of the location of strata developments using the suitability outputs shows that they are
increasingly developed in areas of lower service access. Figure 487 shows the accessibility of strata
developments constructed since the 1950s. It shows that homes constructed on strata titles between the
1950s and 1970s have much higher levels of accessibility today than those constructed in more recent
decades. Progressively, then, the proportion of strata constructions that have very poor accessibility (the
parts of urban Launceston that fall within the 30% lowest levels of accessibility) has increased
substantially.
This finding was reinforced by feedback from developers, council stakeholders and site visits. A large
proportion of smaller home development is occurring in outer areas of Launceston; and often with poor
service access. An example of strata development patterns is shown in Figure 48 in the northern suburbs
of Launceston. It shows strata developments in newer areas of Newnham are generally characterised by
lower levels of service accessibility. Examples from other areas of the city are provided in the Appendix.
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Figure 47

Accessibility of Strata Developments (1950-2010)

Figure 47 shows the accessibility of strata developments constructed since the 1950s. Homes constructed on strata
titles in the 1950s through to the 1970s have much higher levels of accessibility than those constructed in more recent
decades. Essentially, the proportion of strata constructions that have very poor accessibility (the parts of urban
Launceston that fall within the 30% lowest levels of accessibility) has increased. At the same time, the proportion
within the top 30% has decreased. Source: LIST, 2013; Geografia, 2013
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Figure 48
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4.5

Implications

Settlement patterns are not always optimal
In Northern Tasmania there has historically been a notable proportion of development occurring in areas
that are less suitable for housing. These areas can suffer from poor access to services, facilities and
economic opportunity. Moreover, utility connection costs in some areas has not always been ideal. This
observation extends to all three categories of housing that have been assessed (lifestyle, general and
inner urban typologies).
While it is difficult to retrospectively address sub-optimal development in these areas, there are
opportunities to ensure that the location of future development is more suitable. Moreover, there are
opportunities to discourage any further consolidation or subdivision in areas that are not suitable.

Lifestyle housing should be encouraged in and around satellite
settlements
The land suitability mapping shows that the areas that are most suitable for lifestyle development are
within proximity to settlements with higher levels of service and facility provision, and better access to
utility infrastructure. Specifically the suitability mapping shows optimal areas include:


The western corridor that extends through Westbury and Deloraine;



The northern corridor, on the western side of the Tamar River, extending to Beaconsfield;



The south-western and southern corridor that extends from Launceston through to Longford;



The George Town area;



Areas within a short driving distance to Lilydale;



Areas within a short driving distance of Scottsdale;



The south western and southern corridor that extends from Launceston through to Longford;
and



Campbell Town, and areas adjoining the Midland Highway corridor surrounding the town.

General principles
If any further land is to be rezoned in the Region for lifestyle type residential zones, then, where possible,
areas highlighted in red on Figure 387 should be avoided.
As a general principle the recommendations of the RLUS are apt: that is to encourage rural living and
environmental living development into already existing areas. Moreover, the preference should be for
this to occur along infrastructure corridors.
There are exceptions to this, the most notable of which is the Furneaux Islands, where rural and
environmental living may offer significant and unique economic development prospects for growth.
As indicated in Section 2, there may be some opportunity for developing a niche market around village
living in high amenity settlements, both inland and coastal. This should be promoted as infill town
development, or conventional density development on the outskirts of existing settlements.
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Focusing small dwelling development in more strategic locations
As outlined in Section 4.3, smaller dwellings being constructed in Launceston are often in the most
inaccessible locations. There is an opportunity for focusing this development in more strategic locations
using both infill mechanisms and Greenfield developments in the Launceston area. This is especially
important as the needs analysis (Section 3) suggests a substantial increase in demand for this product
and given the scale of the transition required to new housing forms, there is an urgent need to promote
the most efficient (and therefore cost-effective) location for this development.

General principles
Two principles could apply for promoting such development:
1.

Ensure the planning system promotes higher densities in the GR Zones with good accessibility.

2.

Encourage small lot development in well located parts of Greenfield subdivisions.

These principles are discussed further below.

Promotion of small dwellings in accessible areas of new Greenfield
developments
There is evident demand for smaller homes and lots in Greenfield areas (see Section 2), and this is
expected to increase (see Section 3). It would be preferable to locate this in more strategic locations in
Greenfield areas. Figure 48 shows where small lots in future Greenfield areas could be promoted in
locations that are well serviced by public transport, community facilities and/or retail.
The current
for Greenfield areas, under the GR Zone, is for lots of usually greater than
700 sqm. To promote efficiency in small lot development, there would be a need to use the planning
schemes to encourage smaller lots in higher density areas. In addition, infrastructure and development
contribution charges may need to be reviewed to ensure that they promote small lot development. Such
strategies will help to reduce the current reliance on strata development, which can promote inefficiency
and speculation in the small dwelling market.

Promoting infill development in well located parts of the GR Zone
There may be scope to further subdivide and allow strata development in well located, established areas
of the GR Zone. These locations are identified in Figure 46, and specific parcels are identified in the
Appendix. Consideration should be given to how infill development is promoted in these areas, if
deemed acceptable, through rezoning (e.g. Inner Residential Zone) or through a lower minimum lot size
or density control. Consideration would need to be given to neighbourhood character in these areas
(which the suitability analysis is not able to account for) and to community opinion.
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Figure 49

Conceptual Location of Density Development in Greenfield Areas

Figure 49 conceptually shows how small lots in future Greenfield areas could be promoted in locations
that are well serviced by public transport, community facilities and/or retail. The concept could also be
applied to retrofitting existing suburban areas for which there may be demand for subdivision.

Promotion of contiguous development along corridors
In the case of Greater Launceston, if any further land is to be rezoned for general residential purposes, it
would be preferable for this to be contiguous to the existing, primary urban area. The suitability analysis
shows that, for both conventional Greenfield and small dwelling development, contiguous corridors of
the primary urban area are better located than satellite suburbs. Those corridors are evident in the spatial
structure depicted in Figure 43.
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5.0

Conclusion

5.1

Summary of key issues

Taking into account the Regional Land Use Strategy, the initial investment logic map and the analysis for
this study, there are five fundamental issues affecting the housing market in Northern Tasmania:
1.

2.

3.

4.

5.

Insufficient use of inner city Launceston, including for residential housing, which is impeding its
development as a sustainable regional CBD. This is likely the result of the cost and risk of
development and suggests council involvement via collaboration, or even land consolidation and
demonstration projects may assist.
Development patterns (specifically non-contiguous development, some rural living
developments and low densities in some areas) mean that infrastructure and services are not
used to their full extent and, in view of low population growth, this will create an inefficient,
unsustainable urban form.
The inconsistencies between the interim planning schemes create uncertainty and complexity for
developers. This may act as a disincentive to new, specialist entrants to the market who, given
enough certainty, would be able to deliver new and innovative products, particularly in lifestyle
housing markets.
There are potential niche housing markets (specifically, low density rural and inner urban, as well
as rural village) that may contribute to population growth in the Region by attracting residents
(particularly, older Baby Boomers) from the mainland.
Current population, construction and housing trends will create a disparity between dwelling
type demand and availability across the region. This can be addressed in its early stages through
use of various instruments including the interim planning schemes, State policy and direct
intervention in the market (e.g. via demonstration projects). Combined this can create better
conditions for more appropriate development.

Recommended strategies and actions are outlined in the next section.

5.2

Strategy and actions

A proposed action plan is outlined below. The intention is to target the key strategic objectives outlined
above using a mix of policy and planning instruments.
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Table 11

Northern Tasmanian Housing Strategic Recommendations

Issue

Objective

Strategy

1. Lack of vibrancy in
inner city Launceston

Increase housing
development in the
inner city

1.1 Increase amenity of inner
city
1.2 Create housing products
1.3 Market inner city lifestyle
and housing

Actions
iv.

v.

vi.
vii.
viii.
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2. Inefficient
development pattern
(non-contiguous and
low densities) is
creating an
infrastructure and
service cost burden

Ensure new housing
makes better use of
existing services and
infrastructure

2.1 Discourage new
development that is not
contiguous to existing urban
areas
2.2 Encourage increased
densities within urban areas

3. Inefficient planning
approvals process is
increasing the cost of
development

Continue working
towards consistency in
the planning system
across the Region
through the
implementation of the
interim schemes

3.1 Reduce uncertainty and
cost for existing and new
developers
3.2 Position the region for
participation from outside
developers
3.3 Establish a regular
regional planning forum to
assist in moderating
interpretation of common
provisions in the relevant
schemes

iii.

iv.

v.

Implement Launceston Central Area
Development Strategy and
Northbank Masterplan
Target sub-markets (premium, shop
top, town house, mid-priced
apartments)
Council involvement in land
development and consolidation
Engage with external developers to
raise awareness of local opportunities
Consider rates incentives for
preferred development
To the extent that it is possible, avoid
rezoning further land that is not
contiguous to existing urban areas

Convene a regular planning officer
forum to meet to ensure consistency
in interpretation of common
provisions
Continue to improve the consistency
between new planning schemes in
the Region.

Rationale
There is a nascent market for
inner urban living in regional
cities. They provide a resident
base in support of local
commercial activity. However,
there are cost and other barriers
that need to be addressed (see
Sections 2.2 and 2.5).

Contiguous development will
improve the efficiency of
infrastructure and land use, as
well as avoid the creation of
disconnected and poorly
serviced communities, which will
become increasingly important
as the population ages (see
Sections 2.3, 2.4 and 3.1)
Relying on strata title
developments creates
inefficiencies in the
development process
(specifically additional actors
and approval stages).
Developers also lack certainty
with respect to the expectations
of different councils when
obtaining approvals (see
Section 2.4). However, the
introduction of the interim
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Issue

Objective

Strategy

Actions

Rationale
schemes is addressing this.

4. Lack of population
growth is undermining
the regional economy

5. Mismatch between
housing needs and
market supply

Make housing a
competitive advantage
for the Region

Identify and reduce
current and future
housing supplydemand mismatch

4.1 Look to new markets to
provide population growth in
the Region
4.2 Develop a diversity of
housing that responds to the
needs of different markets

iii.

5.1 Ensure planning schemes
encourage demographically
suitable development
5.2 Ensure structure planning
process responds to need for
demographically suitable
housing
5.3 Monitoring of housing
development

iv.

iv.

v.

vi.
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Convene a forum of council
representatives to identify the
interest in pursuing these three
lifestyle housing markets
NTD to commission market research
into the potential for niche lifestyle
markets including rural living in areas
identified in the RLUS as having a
unique context

Amend the RLUS or Interim Planning
Schemes to ensure targets for
housing diversity are contained within
structure plans for new Greenfield
developments of Growth Areas
identified in the GLP.
Undertake a biennial analysis of
housing supply and demand to track
housing market mismatches.
Allow small lot (<400sqm)
subdivisions in suitable locations in
the GR zone as per the land
suitability map recommendations.
Consider small lot provision in
structure planning and subdivision
design.

There are niche housing
markets with the potential to
attract new residents. These are
in the inner urban areas and in
some selected rural settings,
including rural villages. They
require the introduction of a
new development process
(potentially including
specialised developers) and
investigation of any economic
and other barriers to this (see
Sections 2.2, 2.2, 2.5, 4.2 and
4.4).
Market trends are moving away
from the current housing stock
and ongoing construction focus
on separate houses on relatively
large lots. Smaller households, a
larger proportion of older
residents and a need to have
greater access to services and
facilities will require more
diverse housing including semidetached, flats and apartments.
(see Sections 2.2 and 3.1)
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7.0

Appendix

7.1

Needs assessment methodology

Dwelling need
A needs assessment model was developed to estimate future housing demand each year to 2031. A
dynamic, stochastic17 model structure was used and it was calibrated using Census data from 1996,
18
. The model used the
propensity of people of a specific age to live in different combinations of dwelling types and household
structures (e.g. separate family houses; separate group houses and so forth). The variance in this
propensity was treated as an additive, linear function over time.
Mean household sizes by dwelling and household type (including standard deviations) were then used to
The
model was run as a Monte Carlo function, 1,000 times to produce a probability distribution of each
output value. Tables A1 to A5 summarise the main results (mean, lower and upper bound for the 90%
confidence intervals)19.

Table A1

Dwelling Demand by Dwelling Type --- All Dwellings

Year

Total (low)

Total (mean)

Total (high)

2011

53,968

53,968

53,968

2012

54,720

55,637

56,512

2013

56,001

57,352

58,671

2014

57,458

59,055

60,809

2015

58,801

60,749

62,759

2016

60,282

62,402

64,666

2017

61,153

63,650

66,188

2018

62,197

64,897

67,700

2019

63,203

66,115

69,131

2020

64,302

67,287

70,429

2021

65,286

68,483

71,886

2022

66,158

69,464

73,152

17

That is, certain variables (e.g. household size by dwelling type) were estimated as probability distributions, rather
than fixed values.
18
As noted in the report, this scenario was the best fit with the latest ABS ERP figures.
19
For more information on this model, contact Geografia at info@geografia.com.au
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Year

Total (low)

Total (mean)

Total (high)

2023

66,963

70,440

74,441

2024

67,698

71,378

75,460

2025

68,495

72,325

76,551

2026

69,226

73,257

77,694

2027

69,915

74,101

78,631

2028

70,571

74,910

79,599

2029

71,333

75,737

80,682

2030

71,971

76,537

81,704

72,497
2031
Source: Geografia, 2013

77,315

82,729

Table A2
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Dwelling Demand by Dwelling Type --- Separate Houses

Year

Total (low)

Total (mean)

Total (high)

2011

47,386

47,386

47,386

2012

47,387

47,707

48,016

2013

47,533

48,031

48,477

2014

47,731

48,364

48,946

2015

47,965

48,700

49,381

2016

48,304

49,074

49,809

2017

48,162

49,112

49,979

2018

48,162

49,170

50,107

2019

48,138

49,236

50,263

2020

48,230

49,351

50,401

2021

48,312

49,467

50,620

2022

48,224

49,426

50,678

2023

48,154

49,408

50,884

2024

48,112

49,435

50,839

2025

48,107

49,463

50,782

2026

48,002

49,502

50,955

2027

48,067

49,515

51,076

2028

47,976

49,557

51,110
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Year

Total (low)

Total (mean)

Total (high)

2029

47,927

49,589

51,189

2030

47,996

49,647

51,380

2031
47,942
Source: Geografia, 2013

49,695

51,482

Table A3
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Dwelling Demand by Dwelling Type --- Semi-Detached

Year

Total (low)

Total (mean)

Total (high)

2011

2,810

2,810

2,810

2012

3,240

3,012

3,446

2013

3,699

3,392

4,030

2014

4,162

3,799

4,592

2015

4,622

4,176

5,093

2016

5,066

4,553

5,617

2017

5,496

4,931

6,053

2018

5,921

5,269

6,612

2019

6,341

5,645

7,090

2020

6,735

6,009

7,524

2021

7,138

6,336

7,990

2022

7,514

6,682

8,430

2023

7,881

7,010

8,897

2024

8,218

7,268

9,325

2025

8,565

7,561

9,798

2026

8,900

7,904

10,122

2027

9,222

8,172

10,476

2028

9,514

8,476

10,757

2029

9,826

8,757

11,170

2030

10,117

8,993

11,473

2031
10,418
Source: Geografia, 2013

9,250

11,916
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Table A4
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Dwelling Demand by Dwelling Type --- Flats & Apartments

Year

Total (low)

Total (mean)

Total (high)

2011

3,419

3,419

3,419

2012

3,657

3,949

4,233

2013

4,087

4,518

4,935

2014

4,624

5,087

5,666

2015

5,078

5,666

6,335

2016

5,583

6,215

6,974

2017

5,980

6,727

7,606

2018

6,438

7,242

8,159

2019

6,862

7,735

8,702

2020

7,314

8,185

9,189

2021

7,689

8,648

9,731

2022

8,153

9,103

10,284

2023

8,544

9,549

10,679

2024

8,919

9,965

11,181

2025

9,270

10,374

11,678

2026

9,619

10,780

12,125

2027

9,884

11,154

12,477

2028

10,203

11,510

12,976

2029

10,614

11,873

13,428

2030

10,842

12,207

13,832

2031
11,106
Source: Geografia, 2013

12,525

14,190
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Table A5

Dwelling Demand by Dwelling Type --- Semi-Detached

Year

Total (low)

Total (mean)

Total (high)

2011

353

353

353

2012

664

740

818

2013

989

1,104

1,228

2014

1,304

1,442

1,604

2015

1,583

1,761

1,950

2016

1,842

2,048

2,266

2017

2,080

2,315

2,550

2018

2,328

2,564

2,822

2019

2,558

2,803

3,076

2020

2,748

3,016

3,315

2021

2,949

3,230

3,545

2022

3,100

3,420

3,760

2023

3,254

3,602

3,981

2024

3,399

3,761

4,115

2025

3,558

3,923

4,293

2026

3,701

4,075

4,492

2027

3,792

4,210

4,602

2028

3,916

4,329

4,756

2029

4,036

4,449

4,895

2030

4,140

4,566

5,019

4,677

5,141

2031
4,199
Source: Geografia, 2013

Lot supply demand
Analysis of lot supply demand was based on:
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Information provided by councils and/or from the Greater Launceston plan with respect to
current lot supply;



An assumption that semi-detached dwellings could be developed at an average of 1.5 dwellings
per lot and flats and apartments at 3 dwellings per lot; and



Lots will be available for subdivision or strata titling to facilitate the development of a broader
mix of dwellings.
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Table A6 summarises the lot supply-demand figures calculated in this analysis. Assuming the high end of
the projection range, lot demand will exceed supply (currently estimated at 11,829 lots across the region)
sometime after 2029.

Table A6

Lot Supply Demand Estimates

Year

Low Demand

Mean Demand

High Demand

2011

0

0

0

2012

215

464

1,209

2013

717

1,065

2,109

2014

1,319

1,715

3,102

2015

1,897

2,390

3,988

2016

2,576

3,129

4,885

2017

2,857

3,483

5,526

2018

3,243

3,945

6,208

2019

3,619

4,374

6,836

2020

4,085

4,859

7,399

2021

4,489

5,343

8,052

2022

4,802

5,674

8,561

2023

5,097

6,012

9,157

2024

5,360

6,342

9,569

2025

5,665

6,703

9,992

2026

5,933

6,984

10,499

2027

6,250

7,374

10,950

2028

6,490

7,618

11,334

2029

6,777

7,910

11,824

2030

7,064

8,268

12,310

2031
7,281
Source: Geografia, 2013

8,533

12,801

Land requirement
Lot sizes by dwelling types were estimated from the LIST data and categorised using the interim planning
scheme lot size thresholds. Seven categories were defined, as summarised in Table A7. Statistical tests
were carried out to determine whether lot sizes were location dependent. This was only the case for
separate houses. Mean lot sizes for all other dwelling types were applied consistently across the Region.
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A simple regression function was used to estimate future lot size change based on historical change and
the threshold limits.

Table A7

Lot Size by Dwelling Type

Dwelling Type

Mean (2011) (sqm)

Thresholds (sqm)

Area

Separate houses (inner urban)

337

310-370

By SLA

Separate houses (general residential)

874

445-1,599

By SLA

Separate houses (low density)

3,649

1,660-9,437

By SLA

Separate houses (rural living)

64,043

11,729+

By SLA

Semi-detached houses

327

200-571

Region

Flats & apartments

348

75-598

Region

1,499

87-4,582

Region

Other dwellings

7.2

Policy analysis

Table A8 summarises the intent of the key policy documents underpinning the housing industry in
Northern Tasmania.
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Table A8

Key Policies and Strategies

Topic

Policy

Stakeholders

Details

Housing

Housing Tasmania Strategic
Plan 2012-2017

Department of Health and
Human Services

Describes the direction that Housing Tasmania will take to create a
sustainable affordable housing system in Tasmania over the period.

Affordable

Better Housing Futures

Department of Health and

Provides social housing through community housing organisations

Human Services

to offer Housing Tasmania tenants a choice of landlord and
improved housing services.

Council of Australian
Governments

Aims to ensure that all Australians have access to affordable, safe

Housing
Affordable
Housing

National Affordable Housing
Agreement (NAHA)

and sustainable housing that contributes to social and economic
participation. The NAHA provides $6.2 billion worth of housing
assistance to low and middle income Australians between 2009 and
2014.

Affordable

National Rental Affordability

Commonwealth

A long term commitment by the Australian Government to

Housing

Scheme (NRAS)

Government,

investors prepared to build affordable rental housing.

Affordable
Housing

Tasmanian Government,
Social Housing Providers

Through NRAS it seeks to address the shortage of affordable rental
housing by offering financial incentives to the persons or entities
to build and rent dwellings to low and moderate income
households at below-market rates for ten years.

Social Housing

Affordable
Housing

National Partnership on

Commonwealth Government

Provides for additional properties, repairs and maintenance, local

Remote Indigenous Housing
(NPARIH)

and Tasmanian Government

Aboriginal community employment, employment related

HomeShare Scheme

Tasmanian Government and
Bendigo Bank

accommodation options and implementation of service delivery
and governance standards.
A State Government shared-ownership model to assist people on
low to moderate incomes to buy property. The properties include
former Housing Tasmania properties, newly constructed homes or
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Topic

Policy

Stakeholders

Details
house and land packages.

National
Social Housing

Homelessness

Commonwealth Government

Strategy

Provides leadership in developing approaches for the prevention
and reduction of homelessness and broken new ground in
integrated service delivery to people who are vulnerable to
homelessness.

Social Housing

Tasmanian Homelessness Plan
2010-2013

Department of Health and
Human Services

Outlines a strategic framework and a diverse range of actions to
prevent and reduce homelessness in Tasmania.

Local Housing

Development Incentive Policy

George Town Council

Rates reductions of up to 100% for the first two years for new
dwellings.

Incentive
Scheme
Local Housing
Incentive
Scheme
Land use

Rates Incentive
Development

for

New

Dorset Council

Waives rates for up to three years on subdivisions

Northern Tasmania Regional

Northern

Tasmania

The policy framework to guide land use, development, and

Land Use Strategy

Development

infrastructure investment decisions across the region by State and
Local Government, and key infrastructure providers.

Local Housing

Launceston
Residential
Strategy 2009---2029

Launceston City Council

Designed to create choice, diversity and desirability and to
maximise sustainabi

Land use

Greater Launceston Plan

Launceston City Council

Based on the communities input, the Plan will provide a long term
strategy for sustainable land use planning and management to
inform a co-ordinated approach for municipal planning and
investment in the greater Launceston area

Regional
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Northern Tasmania

Places settlement and land use policy within a regional
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Topic

Policy

Stakeholders

Details

Housing

Settlement Strategy

Development

development framework and considers land use policy as one part
of the suite of regional policy tools available to the region.

Economic

Northern Regional Economic

Department of Economic

Provides a roadmap to the future of the Northern Tasmania region,

Policy

Development Plan

Development, Tourism and
the Arts

helping to develop, diversify and strengthen the regional economy
and make it more resilient.

Social Policy

A Social Inclusion Strategy for

Department of Premier and

Considers social inclusion evidence and material that is especially

Tasmania

Cabinet

relevant to Tasmania and demonstrates how Tasmania can be at
the forefront of social inclusion. It focuses on leveraging and
complementing the existing mainstream service systems around
health, housing, education and justice.
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7.3

Interim planning schemes

Table A9

Summary of Interim Planning Schemes

Topic

Meander Valley

West Tamar

Launceston

Northern Midlands

Strategic Notes

Provide housing that reflects

Consistent with the approach in

Population growth, declining

Encourage growth within the

changing demographic needs

the Regional Land Use Strategy

household size resulting in more

existing settlement pattern of

Development in new residential

houses and a change in dwelling

towns

areas should provide for diverse

type. Fewer three and four

age groups, including older

bedroom homes and an increase in

people

smaller dwellings as well as
retirement accommodation

Inner Residential

Not used

Not used

300sqm

Not used

Urban Mixed

Each lot must have a minimum

Not used

100sqm

Not used

Use Zone

area of at least 800 sqm or the

Minimum lot

area specified in a table to this

size /

zone)

subdivision

400 sqm per dwelling for multiple

requirement

dwellings

General

700sqm

450sqm

500sqm

450 sqm

Residential Zone

400 sqm per dwelling for multiple

350/400 sqm per dwelling for

Minimum lot

dwellings

multiple dwellings

Zone Minimum
Lot

size /
subdivision
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Topic

Meander Valley

West Tamar

Launceston

Northern Midlands

Low Density

Minimum lot size:

Greens Beach: 2500 sqm

1,500 sqm

1 ha

Residential Zone

Blackstone Heights - 1600 sqm

Badger Head: No further

Westbury, Deloraine, Chudleigh,

subdivision

Exton, Kimberley - 5000sqm

Other: 5000 sqm

4ha

Blackwood Creek, Deddington,

Elizabeth Town, Meander, Davis
Road --- 1ha
Hadspen, Pumicestone Ridge,
Travellers Rest --- No additional
Lots
Rural Living

none

none

Zone Minimum

Norwich Drive, Pateena Road --- 10

lot size /

ha

subdivision

Caledonia Drive, Kalangadoo --- 2

requirement

ha

Village Zone

600 sqm

550 sqm

600sqm

800 sqm

20 ha

Not used

20 ha

Not utilised

Particular

Future Urban Area in Prospect

Future Urban Area in Legana

Seaport (part resid.) 500 sqm

Future Residential - (n/a)

Purpose Zones

Vale (n/a)

(n/a)

Inveresk (part) 500 sqm

400 sqm per dwelling for multiple
dwellings
Environmental
Living Zone

(Residential)
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Topic

Break O Day

Dorset

Flinders

George Town

Strategic Notes

St Helens is the District town for

Urban Growth Boundary areas

n/a

n/a

have been designated for
hierarchy --- General Residential.

Branxholm, Bridport, Derby,
Gladstone, Legerwood,
Musselroe Bay, Nabowla,
Pioneer, Ringarooma,
Scottsdale, Tomahawk and
Winnaleah.

Inner Residential

Not used

Not used

Not used

Not used

Not used

450 sqm

800 sqm

Not used

600 sqm

450 to 550 sqm

Not used

720 sqm

2,000 sqm

Bridport - Sandy Points Road ---

Emita, Killiecrankie, Lady Barron,

Connected to an offsite reticulated

1ha

Palana --- 2000 sqm

and re-use system --- 1,200 sqm

Zone Minimum
Lot
Urban Mixed
Use Zone
Minimum lot
size /
subdivision
requirement
General
Residential Zone
Minimum lot
size /
subdivision
Low Density
Residential Zone
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Topic

Break O Day

Dorset

Flinders

George Town

Whitemark (township) --- 1,200 sqm

For onsite waste disposal --- 2,500

Whitemark (Bluff Road Area) --- 4000

sqm

sqm

For an offsite reticulated waste
water treatment and re-use utility --200 sqm (not residential)

Rural Living

3 ha

Scottsdale --- East Minstone

10 ha

2 ha

Not used

Connected to an offsite reticulated

Road --- 2 ha

Zone Minimum
lot size /
subdivision
requirement
Village Zone

Fingal 800 sqm

Branxholm, Derby, Herrick,

All other areas 2,000 sqm

Nabowla --- 1,500 sqm

and re-use system --- 1,200 sqm

Gladstone, Legerwood,

For onsite waste disposal --- 2,500

Pioneer, Ringarooma,

sqm

Winnaleah --- 1,000 sqm

For an offsite reticulated waste
water treatment and re-use utility --200 sqm (not residential)

Environmental

20 ha

Living Zone
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States that land within Cape

Badger Corner, Killiecrankie, North

Portland, Derby and Musselroe

East River, West End --- 10ha

Bay must not be subdivided

Emita, Lady Barron, Trousers Point

except for certain

--- 5ha

circumstances.

Sawyers Bay 4ha
n/a

Particular

Ansons Bay Small Lot Residential

Tomahawk and Musselroe Bay /

Purpose Zones

Zone (n/a)

Poole - must not be subdivided

Not used

n/a
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Topic
(Residential)

Break O Day

Dorset

Flinders

George Town

except for certain
circumstances.
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7.4

Land suitability assessment weightings

Greenfield and lifestyle development

Cost Effectiveness
Topography
Infrastructure
Connections

Vegetation Removal

50%
Contour Angle

15.0%

Distance to Power line

5.0%

Distance to Sewerage

10.0%

Distance to Water Mains

10.0%

Distance to Highway or Major Arterial Road

5.0%

Native Vegetation, Forests, Marshland etc.

5.0%

Service Accessibility
Health

50%
3.0%

Health

Hospital Drive Time
Secondary Health Facilities (Community Health,
Family and Child Health, Dental)

Education

Primary School Drive Time

5.0%

Education

High School Drive Time

5.0%

Recreation

Drivetime to Sports Ground

2.0%

Drivetime to Swimming Pool

3.0%

800m Proximity to Bus Route

2.5%

400m Proximity to Bus Route

2.5%

Drivetime to CBD

8.0%

Drivetime to Bell Bay Port (Employment Source)

1.0%

Drivetime to Airport (Employment Source)

1.0%

Drivetime to Major Supermarket

5.0%

Urban Density Contiguity (Dwellings within 1km)

10.0%

Transmission Line 50m Buffer

Reduce suitability by 100%

General Industry 100m Buffer

Reduce suitability by 100%

Port and Marine 100m Buffer

Reduce suitability by 100%

Airport

Reduce suitability by 100%

LCC Buffers

Reduce suitability by 20%

Landslip Declared A

Reduce suitability by 100%

Landslip Declared B

Reduce suitability by 50%

Landslide Area

Reduce suitability by 50%

Floodplain (Esk River File)
Invermay Flood Area (Launceston Planning
Scheme)

Reduce suitability by 100%

Flood Fringe (Esk River File)

Reduce suitability by 40%

Floodplain Behind Levy (Esk River File)

Reduce suitability by 20%

Flood Risk Identified in Planning Schemes

Reduce suitability by 100%

Sea Level Rise 1:20 West Tamar

Reduce suitability by 20%

Tasmania Reserve Estate

Reduce suitability by 100%

Public Transport
Economic Opportunity

Community Access

2.0%

No Go Zones
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Amenity

Topography

Flood Risk

Conservation
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Reduce suitability by 20%
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Private Timber Reserve

Reduce suitability by 75%

Vegetation

Reduce suitability by 5%

Priority Habitat Overlay

Reduce suitability by 20%

Domestic Water Supply Overlay

Reduce suitability by 100%

Infill and higher density development
Cost Effectiveness

50%

Topography

Contour Angle

15.0%

Infrastructure Connections

Distance to Powerline

5.0%

Distance to Sewerage

10.0%

Distance to Water Mains

10.0%

Distance to Highway or Major Arterial Road

5.0%

Native Vegetation, Forests, Marshland etc.

5.0%

Vegetation Removal
Service Accessibility
Health

5.0%

Health
Education

Primary School Walk Distance

5.0%

Education

High School Walk Distance

2.5%

Recreation

Walk Distance to Sports Ground

5.0%

Walk Distance to Swimming Pool

5.0%

800m Proximity to Bus Route

5.0%

400m Proximity to Bus Route

2.5%

Walk Distance to CBD

2.5%

Drivetime to CBD

2.5%

Walk Distance to Major Supermarket

5.0%

Urban Density Contiguity (Dwellings within 1km)

5.0%

Transmission Line 50m Buffer

Reduce suitability by 100%

General Industry 100m Buffer

Reduce suitability by 100%

Port and Marine 100m Buffer

Reduce suitability by 100%

Airport

Reduce suitability by 100%

LCC Buffers

Reduce suitability by 20%

Landslip Declared A

Reduce suitability by 100%

Landslip Declared B

Reduce suitability by 50%

Landslide Area

Reduce suitability by 50%

Floodplain (Esk River File)

Reduce suitability by 100%

Invermay Flood Area (Launceston Planning Scheme)

Reduce suitability by 20%

Flood Fringe (Esk River File)

Reduce suitability by 40%

Floodplain Behind Levy (Esk River File)

Reduce suitability by 20%

Flood Risk Identified in Planning Schemes

Reduce suitability by 100%

Public Transport

Economic Opportunity

Community Access
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5.0%

No Go Zones
Amenity

Topography

Flood Risk
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50%
Hospital Drive Time
Secondary Health Facilities (Community Health, Family
and Child Health, Dental)
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Conservation

Sea Level Rise 1:20 West Tamar

Reduce suitability by 20%

Tasmania Reserve Estate

Reduce suitability by 100%

Private Timber Reserve

Reduce suitability by 75%

Vegetation

Reduce suitability by 5%

Priority Habitat Overlay

Reduce suitability by 20%

Domestic Water Supply Overlay

Reduce suitability by 100%

7.5 Medium-high infill accessibility score general residential areas
The following maps show general residential areas that have medium to high levels of accessibility. These
areas could be considered for promotion of higher densities. Blue areas show particularly accessible
areas.
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7.6

Accessibility of strata developments

The following maps show accessibility scores for strata developments in selected areas around Newnham
and Prospect Vale. They help to demonstrate that small dwelling development in Greenfield areas, which
dominates current construction, is sub-optimal.
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