
COUNCIL CHAMBERS 

COMMUNITY ADMINISTRATION CENTRE (CAC) 

 

COUNCIL CHAMBERS 

COMMUNITY ADMINISTRATION CENTRE (CAC) 

 

  

SORELL PLANNING 
AUTHORITY (SPA) 

AGENDA 

20 JUNE 2023 



 

NOTICE OF MEETING 
 
 
 

 
Notice is hereby given that the next meeting of the Sorell Planning Authority (SPA) 
will be held at the Community Administration Centre (CAC), 47 Cole Street, Sorell 
on Tuesday, 20 June commencing at 4:30 pm. 
 
 
 
 
 
 
 
 
 

C E R T I F I C A T I O N  
 
I, Robert Higgins, General Manager of the Sorell Council, hereby certify that in 
accordance with Section 65 of the Local Government Act 1993, the reports in this 
Agenda have been prepared by persons who have the qualifications and experience 
necessary to give such advice. Information and recommendations or such advice 
was obtained and taken into account in providing general advice contained within 
the Agenda. 
 
 
 
 
ROBERT HIGGINS 
GENERAL MANAGER 
15 JUNE 2023 
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1.0 ATTENDANCE 
^ 
Chairperson Mayor Vincent  
Councillor M Brown 
Councillor S Campbell 
Councillor J Gatehouse 
Councillor M Miro Quesada Le Roux  
Councillor M Reed 
Councillor N Reynolds 
Councillor C Torenius 
Robert Higgins, General Manager 
 

2.0 APOLOGIES 
 
Deputy Mayor C Wooley  
 
 
 

3.0 CONFIRMATION OF THE MINUTES OF 6 JUNE 2023 
 
RECOMMENDATION 
 
“That the Minutes of the Sorell Planning Authority (SPA) Meeting held on 6th June 
2023 be confirmed.” 
 

4.0 DECLARATIONS OF PECUNIARY INTEREST 
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In considering the following land use planning matters the Sorell Planning Authority 
intends to act as a planning authority under the Land Use Planning and Approvals 
Act 1993. 
 

5.0 LAND USE PLANNING 
 

5.1 TASMANIAN HOUSING STRATEGY (EXPOSURE DRAFT) 
 
RECOMMENDATION 
“That the Sorell Planning Authority resolve to endorse the General Manager 
providing a submission on the Tasmanian Housing Strategy as per this report 
prepared by the Manager Planning.” 
 
Executive Summary 
 
The Tasmanian Government is developing a 20 year housing strategy, which is the 
first for Tasmania.  A draft of the strategy has been released for public comment 
and it is recommended that Council make a submission on the draft. 
 
Relevance to Council Plans & Policies 
 

Strategic Plan 
2019-2029 

Objective 3: To Ensure a Liveable and Inclusive Community 
 
The Tasmanian Housing Strategy considers access to and 
affordability of housing which is critical to a liveable and 
inclusive community. 

Asset 
Management 
Strategy 2018 

Not applicable. 

Risk Management 
Strategy 2018 

No risks identified. 

Financial 
Implications 

No financial implications are anticipated. 

Open Space 
Strategy 2020 and 
Public Open Space 
Policy 

The matter has no significant implications for open space 
management. 

Enforcement 
Policy 

Not applicable.  

Environmental 
Sustainability 
Policy 

Not applicable. 
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Legislation 
 
Not applicable. 
 
Report 
 
The overarching aim of the Tasmanian Housing Strategy is to develop a housing 
system that is affordable and responsive to community need.  The scope of the 
strategy is across the entire housing sector, although there is an emphasis on social 
and affordable housing which is key to lead agency Homes Tasmania.   
 
As the population of Sorell continues to grow and is supported by new social 
infrastructure our LGA may be better placed to support social and affordable 
housing than it has in the past. 
 
The strategy is structured around the following four themes: 
 

• More homes, built faster 
• Affordability in the private market 
• People at the centre 
• Local prosperity 

Considerations for the more homes, built faster theme include: 
 

• Scaling up which includes industry support for medium density housing and 
modern construction methods 

• Development of a strategic asset management plan for social housing stock 
• Incentivising housing development 
• Preparing design guidelines for improved housing outcomes 
• Planning and building regulation 
• Partnerships with Tasmanian and Australian governments and the private 

sector 
• A clear understanding of local housing targets linked to existing 

infrastructure and service capability. 

The affordability in the private market theme considers the need for new supply in 
the rental market and in maintaining affordable home ownership opportunities.  
The theme notes how policy levers, such as taxes and subsidies, can assist 
affordability. 
 
The people at the centre theme is based on the principle of Housing First is that safe 
and secure housing should be quickly provided prior to, and not conditional upon, 
addressing other health and wellbeing issues. 
 
The local prosperity theme promotes collaboration with local government 
regarding key worker accommodation, regionally tailed housing programs and 
short stay accommodation. 
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One implementation method is the establishment of action plans with local 
government, the community sector and industry.  It is understood that this could 
relate to the future development of local or State owned land in a LGA or other 
matters related to the delivery of housing, social infrastructure or physical 
infrastructure. 
 
Relevant to local government, the strategy: 
 

• Notes the role for local government and the community sector to combat 
‘not-in-my-backway’ (NIMBY) attitudes, particularly with respect to social 
and affordable housing. 

• The need to support the private sector in investments that increase housing 
supply, including for affordable dwellings and medium-density ‘missing 
middle’. 

• Supports a planning system that delivers well designed, adaptable and 
energy efficient dwellings. 

• Coordinating social infrastructure with housing supply. 
• Supports increased housing diversity. 

Conclusion 
 
A Tasmanian Housing Strategy can support measures designed to improve the 
quality, affordability and supply of housing.  It is recommended that Council make 
a submission on the Tasmanian Housing Strategy as attached to this report. 
 
 
 
Shane Wells 
MANAGER PLANNING 
 
Attachments:  
Exposure Draft Tasmanian Housing Strategy 
Draft Submission 
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Submission 
 
Thank you for providing the opportunity to comment on the exposure draft of the 
Tasmanian Housing Strategy. 
 
Sorell Council is one of the fastest growing local government areas in Tasmania.  A 
key pillar of Council’s Strategic Plan is facilitating regional growth with Sorell being 
the focal point for the south-east region for new services and employment.  Key 
initiatives in support of this include: 
 

• the commencement of the $187 million South East Transport Solution; 
• the $20 million redevelopment of the Sorell School, which is nearing 

completion; 
• the new $8 million South East Sports Stadium; 
• the upcoming Pembroke Park BMX facility (relocated from Glenorchy); 
• the Jobs Hub development with the support of Skills Tasmania and the 

Australian Government; 
• the new regional emergency services hub combining the police, TFS and SES 

units; and 
• the announcement of a new Centrelink / Services Australia facility in Sorell. 

In the next financial year, Council with the support of the Tasmanian Community 
Fund, will commence work on identifying future priorities for social service providers 
to improve outcomes for key demographic areas, such as youth. 
 
Council will continue to support and deliver key services for the community to 
increase our levels of self-sufficiency.  We look forward to future conversations of 
how the Sorell LGA can support the delivery of good quality social and affordable 
housing. 
 
Council is supportive of the policies and initiatives outlined in the strategy 
particularly in relation to improving the capacity of industry to deliver the needed 
housing stock, improved housing quality and diversity and efficient regulatory 
processes.  Council would like to see a focus on the whole of the development design 
and approval process and how more aligned and integrated planning and building 
regulatory systems may improve approval timeframes, reduce costs and better 
protect consumers. 
 
Council would also like to see consideration given to how new or upgraded physical 
infrastructure such as sewer, roads or stormwater can be delivered at the right time 
by multiple agencies and with fair costs to unlock new housing opportunities. 
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5.2 TASMANIAN PLANNING POLICIES 
 
RECOMMENDATION 
“That the Sorell Planning Authority resolve to endorse the General Manager 
providing a submission to the State Planning Office as included in this report 
prepared by the Manager Planning.” 
 
Executive Summary 
 
The State Planning Office (“SPO”) has commenced consultation on the draft 
Tasmanian Planning Policies (“TPPs”). 
 
The TPPs are structured around seven sections: 
 

1. Settlement; 
2. Environmental Values; 
3. Environmental Hazards; 
4. Sustainable Economic Development; 
5. Physical Infrastructure; 
6. Cultural Heritage; and 
7. Planning Processes. 

 
Each section has a number of policy areas and each policy area has a number of 
strategy statements below it. 
 
The TPPs are to provide a consistent planning policy setting to guide planning 
outcomes.  The TPPs are to be considered in preparing regional land use strategies, 
reviewing the State Planning Provisions (“SPPs”) and for amendments to planning 
schemes. 
 
The TPPs largely reiterate policy positions previously established in the Southern 
Tasmanian Regional Land Use Strategy (“STRLUS”). 
 
Relevance to Council Plans & Policies 
 

Strategic Plan 
2019-2029 

Objective 1: To Facilitate Regional Growth 
Objective 2: Responsible Stewardship and a Sustainable 
Organisation 
Objective 3: To Ensure a Liveable and Inclusive Community 
 
The TPPs will guide local level planning outcomes 

Asset 
Management 
Strategy 2018 

Good land use planning and development control can assist 
in managing the use of existing infrastructure. 

Risk Management 
Strategy 2018 

No risks identified. 
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Financial 
Implications 

No financial implications are anticipated. 

Open Space 
Strategy 2020 and 
Public Open Space 
Policy 

The matter has no significant implications for open space 
management. 

Enforcement 
Policy 

Not applicable.  

Environmental 
Sustainability 
Policy 

The TPPs provide a number of strategies related to the 
natural environment. 

 
Legislation  
 
Modifications to the STRLUS are declared by the Minister for Planning under 
provisions of the Land Use Planning and Approvals Act 1993 (“the Act”). 
A submission from Council is optional.  Responses are due by 28 June 2023. 
 
Report 
 
Role and purpose of the TPPs 
 
Incorporation into the planning system 
 
The TPPs establish state-wide policy positions for future land use planning.  The 
TPPs will be implemented primarily through future regional land use strategies as 
well as local strategic land use planning and through amendments to the SPPs.  The 
TPPs must also be considered and satisfied for planning scheme amendments.  The 
relationship between the TPPs and the existing planning framework is shown in 
Figure 1. 

 
Figure 1.  TPPs relationship in the planning framework. 

State Planning Policies in other States 
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In other States, namely Queensland and South Australia, state planning policies 
have two roles.  One role is to express the State’s interest in land use outcomes and 
to require that these interests are reflected in lower level planning.  The second 
role is to provide principles and direction for good planning.  State interests are 
matters of particular significance or importance to the government of the day.  The 
proposed TPPs do not express State interests and rather ‘provide a consistent 
planning policy setting that will guide planning outcomes …’. 
 
How do the TPPs compare to the Southern Tasmanian Regional Land Use Strategy 
At a broad level, the TPPs reiterate land use policy positions that are set out in the 
current STRLUS.  The policy areas addressed by the TPPs (such as settlement 
planning, activity centres, agricultural land, tourism, natural values, social 
infrastructure and heritage) are similar to STRLUS, as are the outcomes sought.  The 
mechanisms to achieve those outcomes, such as settlement and activity centre 
hierarchies are also similar.  The TPPs may vary the terms used or emphasis in 
particularly areas.  Fundamentally, the TPPs do not require anything new or 
different to be done. 
 
The TPPs will provide some value through a more structured and consistent 
overarching direction across the three regions.  This should enable a stronger 
emphasis on regional and local level strategic planning to implement the TPPs.  The 
TPPs, along with future regional land use strategies, will inform the SPPs and 
provide development control with a clearer policy position from which to be based 
on. 
 
With a statewide perspective in place, the next iteration of STRLUS is likely to be 
more focused on particularly regional issues such as housing supply and 
infrastructure provision. 
 
Governance 
 
Council has long advocated for a new regional land use strategy in southern 
Tasmania noting the significant growth management challenges that the current 
regional strategy has created.  The progression of the TPPs is a step towards a new 
regional land use strategy. 
 
Arguably, adequate governance, funding and maintenance of the current regional 
land use strategies and regional structure would negate the need and purpose of 
the TPPs.  After all, STRLUS was prepared as a first cut with clearly identified areas 
requiring further work – work that did not occur. 
 
The government has, however, been committed to the TPPs for some years.  
Whether or not there will be adequate governance, funding and maintenance of 
this statewide structure as well as the underlying regional structure remains to be 
seen as no funding exists beyond 2025.  The situation with respect to governance 
and funding is fundamentally no different to the situation in 2010 when STRLUS 
was being finalised.  There is also an apparent reluctance to support 
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implementation of the TPPs through guidance materials that may avoid the 
misinterpretation and misapplication of policy into practice. 
 
Approval Process 
 
The draft TPPs are on public exhibition.  Following exhibition, the Tasmanian 
Planning Commission (the Commission) will consider the TPPs and issue a report to 
the Minister for Planning indicating whether they are satisfied that the TPPs meet 
the TPP criteria set out in the Act.  The TPP criteria relate to furthering the Resource 
Management and Planning System (“RMPS”) schedule 1 objectives and consistency 
with the existing State Policies (which will remain in effect).  On receiving the 
Commission report, the Minister for Planning will approve the TPPs. 
 
The TPPs are likely to be formally adopted in 2023 following by a new regional land 
use strategy in 2024 or 2025. 
 
Are the TPPs fit for purpose? 
 
To answer this it is necessary to consider the land use outcomes that Council wishes 
to see in its LGA.  Land use planning in Sorell, similar to other LGAs and a statewide 
perspective, must attempt to balance in the best interests of the community as a 
whole, the challenges and competing interests and values that exist. 
 
The Sorell LGA has, for some time, been one of, if not, the fastest growing LGA’s in 
Tasmania in terms of population.  This growth is driven by factors of location, 
amenity and affordability.  The LGA is close to larger employment and service 
centres in Rosny and Hobart CBD while also being an employment and service hub 
for the south-east region.  Sorell can provide residents with services within the LGA, 
proximity to work and attractive and appealing settlements that are characterised 
by their coastal location.  Looking ahead, increasing the number of jobs and 
employment opportunities is key.  In recent years, Sorell has had sufficient land to 
accommodate population change that is both affordable, relative to other LGA’s 
and appealing in terms of location and lot size for young families and retirees which 
appear to be the two major demographic growth areas.  Legacy infrastructure 
issues are pervasive across strategic and development control planning and the 
significant ‘catch-up’ infrastructure investments of recent years.  The Southern 
Beaches is the largest un-serviced settlement in Tasmania. 
 
The key land use challenges for the LGA are: 

• Accommodating the high demand for residential land 
• Coordination of land use and infrastructure 
• Increasing retail, industrial, community services and office land use for 

greater employment and services self-sufficiency 
• Managing legacy infrastructure decisions 
• Maintaining character and natural values 
• Responding to demographic changes 
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• Adapting to climate change, and 
• Supporting public transport through the South-East Traffic Solution and 

Sorell to Hobart Corridor Study. 

The key strategic areas and objectives for land use planning in the LGA can be 
considered as: 
 
Growth and Infrastructure 
 

• Employment and services: 
o Increased employment land use to increase jobs in the LGA and 

greater employment self-sufficiency and more opportunities for 
residents to work locally; and 

o Increased health and wellbeing services to meet the needs that 
exist within the LGA without stretching services provided in other 
LGAs. 

• Settlement growth: 
o Sufficient serviced residential land is provided to meet current and 

projected demand for residential land; 
o Certainty of land supply and clear signals to business investment 

and social infrastructure providers on the extent and timing of new 
housing and population growth; and 

o Infill and upzone opportunities are supported through site specific 
development controls and infrastructure strategies that remove 
barriers to viable and sustainable development outcomes. 

• Housing: 
o Increased housing diversity to better match household need to 

dwelling size, number of bedrooms and cost; 
o Provide for the strong demand for single dwellings for young 

families in the LGA 
o Support ageing in place through housing diversity; 
o Support housing design initiatives for liveable housing, adaptable 

design, passive solar and energy efficient design; 
o Support housing design that increases resilience to bushfire, flood 

and other natural hazards though regulation, guidelines and best 
available data; 

o Ensure land supply or infrastructure provision does not exacerbate 
issues of housing supply and pricing; and 

o Encourage good design, particularly for multiple dwelling and 
subdivision through statewide planning regulation and engineering 
design guidelines. 

 

 



  

 AGENDA 
SORELL PLANNING AUTHORITY (SPA) MEETING 
20 JUNE 2023 

 

58 

• Infrastructure: 
o Future land supply is supported by costed implementation plans to 

provide necessary onsite and headworks infrastructure with fair cost 
apportionment to developers; 

o Water and sewer infrastructure strategies are prepared and reflect 
land use strategies and supply and demand projections; 

o Land use strategies and regulation complement and support 
infrastructure investment strategies; and 

o Developer charges are used to fairly distribute capacity utilisation 
costs and to deliver infrastructure on time. 

• Transport: 
o Settlements become well serviced by regular and affordable public 

transport with public transport prioritised through the South-East 
Traffic Solution (SETS) funding and transit lanes and off-road 
cycleways incorporated into the Tasman Highway - Sorell to Hobart 
– Corridor Plan; 

o The efficiency and safety of key road corridors of Arthur Highway, 
Brinktop Road, Sugarloaf Road, Lewisham Road and Old Forcett 
Road are maintained and enhanced. 

• Southern Beaches: 
o The STRLUS 2010-2035 prohibition on settlement expansion for 

Lewisham, Dodges Ferry and Carlton is removed; 
o The southern beaches will gradually be completed through infill 

development that emphasises connectivity, open space, 
management of flood risk and natural values and sustainable land 
use patterns; 

o Existing and desired character is maintained through appropriate 
development control measures and design that balance the demand 
and expectation of owners converting shacks and holiday homes to 
permanent dwellings and the existing character. 

Open Space & Recreation 
 

• Incorporate open space considerations into the State Planning Scheme; 
• Create an integrated network of shared paths within and between 

settlements emphasis connectivity to schools, recreation facilities, activity 
centres and aged care facilities; 

• Pembroke Park has an enhanced role in providing regional sporting and 
recreational assets; and 

• Revise or replace the Local Government (Building and Miscellaneous 
Provisions) Act 1993 to enable 

o small-scale open space contributions on multiple dwelling 
developments in addition to contributions by the original developer 
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o enable more than a 5% contribution of land where the public benefit 
is established in structure plans or public open space strategy. 

Agriculture and Rural Land 
 

• The South East Irrigation Scheme, including opportunities for expansion, is 
supported through the protection of agricultural land and development 
control that supports viable and sustainable commercial agricultural 
enterprise; 

• Refine the Tasmanian Agricultural Estate mapping at a regional, sub-
regional or local level and ensure that land use regulation is fit for purpose 
having regard to variable physical and economic qualities; 

• The South East Irrigation Scheme will have direct and indirect effects on 
other industries and will increase demand for and development in the agri-
tourism sector, trades and logistics; 

• Opportunities for small-scale agricultural use on lesser quality and 
fragmented agricultural land are supported through housing on rural land 
provided that off-site impacts are avoided; 

• Timber production in the northern part of the LGA is supported through 
avoidance of sensitive land use in proximity to existing State and private 
resources; and 

• Monitor changes in timber production areas such as conversion to farm 
land or conversion of farm land to plantation or carbon sequestration. 

Tourism 
 

• The tourism industry will expand as providers increasingly recognise and 
leverage our natural values and opportunities such as extensive coastlines, 
high quality agriculture outputs and proximity to Hobart, Maria Island and 
Port Arthur; 

• New tourism developments for accommodation, food services and 
attractions will be of an appropriate scale and design to its location having 
regard to maintaining natural values, preserving existing views and the 
market; and 

• The conversion of holiday homes and shacks to short-stay accommodation 
is supported in recognition that there are other economic, population and 
demographic considerations that affect the supply and cost of housing.  
These impacts are to be mitigated through increased supply and monitoring 
of rental vacancies and supply. 

Industry 
 

• Additional industrial land is required in the township of Sorell and in the 
southern beaches to cater for demand for local service industry. 
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Landscape management 
 

• Review the existing scenic protection area in terms of their current scenic 
value, any gaps in the existing overlays, appropriates of current regulation; 

• Consider applying scenic corridors to key roads; and 
• Apply the open space or environmental management zone to foreshores 

irrespective of tenure. 

Natural hazards 
 

• Community awareness of flood risk from natural waterways and overland 
flow is enhanced and owners are supported in mitigating risk through viable 
infrastructure investment, flood resilient building design and onsite 
drainage and other measures; 

• Owners of low lying land recognise the natural topographic and 
groundwater constraints to drainage of flood events and are supported in 
adapting buildings and property to manage risk; 

• Development in flood prone area achieves a H1 hazard level rating; 
• The consistency, reliability and quality of hazard based reports is increasing 

through regulation, training and awareness of the local characteristics of 
natural hazards; 

• Uncertainty in the extent and timing of changes to the natural environment, 
particularly in areas subject to coastal erosion, is managed through flexible 
and adaptive building design and retreat pathways, both physical and 
economic; and 

• Understand the effect of native vegetation of a changing climate and reflect 
adaptation pathways or other mitigation measures in the priority 
vegetation area. 

Natural values 
 

• Regulation of natural values, such as biodiversity and waterways, applies an 
avoid, mitigate and offset hierarchy of actions with regulation directly linked 
to high, medium and low classification of values and risks; 

• Unless regulated by state or Federal legislation, all native vegetation 
clearing is regulated through the land use planning system through an 
avoid, mitigate and offset hierarchy of actions and the ability to consider 
the natural value in its bioregion; 

• Assess, mitigate and offset native vegetation removal for urban growth at a 
strategic or whole of settlement level. 
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Regulation and System: 
 

• Land use planning is targeted with regulation limited to the extent 
necessary to proportionately manage onsite and offsite impact of use and 
development; 

• The development control system is efficient and makes best use of available 
resources in the development industry; 

• Expert reports are required where land hazard, natural values or 
infrastructure considerations that may materially affect the proposed use 
or development; 

• Regulation of land use, building, infrastructure, heritage and natural values 
is more integrated and efficient in order to provide effective and efficient 
outcomes with increased certainty and consumer protection for owners of 
land and owners of infrastructure; 

• Referral processes established for TasWater and Heritage Tasmania are 
extended to other infrastructure providers and agencies; 

• Update public exhibition and notification processes to utilise digital 
channels and reduce costs to applicant’s and Council’s; 

• Break the legislative link between the exercise of discretion and the need 
for public notification with notification to adjoining land or the broader 
community based on potential for impact of the use and development and 
the nature of the planning standard considered; 

• Provide low or no interest loans to local government to deliver 
infrastructure necessary to unlock infill development opportunities recoup 
by developer charges;  

• Consistency of process and outcome over time and space is supported by 
State or regional guidelines, best-practice and cooperation; and 

• Ensure development control is supported by evidence of need, analysis of 
benefits and costs of options and explanation through policy, strategy or 
guideline. 

State, Regional & Local Overlays 
 

• One agency is responsible for prioritising and coordinating regular updates 
to overlays for bushfire, flood, landslip and coastal hazards; 

• Given lead-times to update overlays, ensure codes are flexible and 
adaptable to on-ground conditions and avoid unnecessary third party 
reporting particularly where risks are identified and mitigated at the 
subdivision stage; 

• Local overlays will be updated as new science or information comes to hand. 

Community awareness 
 

• Increase community understanding of planning, building and other 
regulatory systems that affect how land may be used or developed; 
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• Develop a clearer understanding of the important characteristics that 
residents have in terms of their dwelling, street or settlement and what 
values should be enhanced or protected; 

• Increase community awareness of likely short, medium and long-term 
changes to settlements due to population growth and demographic change. 

The TPPs are capable of supporting Council action in these areas and to underpin a 
much improved regional land use strategy.  The issues with land use planning across 
the southern region relate more to the implementation of policy rather than the 
actual policy setting.  These issues relate to maintaining data on housing supply, 
responding to emerging trends and integrating land use and infrastructure 
planning.  Looking ahead, implementation and coordination will be far more 
important than the policies themselves. 
 
Content of the TPPs 
 
Application 
 
The practical application of the TPPs is set out on page four of the draft.  Among 
other matters, it is necessary to apply the relevant strategies in the context of the 
associated policy objective for that strategy as well as site or context specific 
considerations and any competing strategy or interest.  No one strategy takes 
precedence over another and each strategy has to be considered where relevant. 
 
Structure 
 
The TPPs are structure around seven sections: 
 

1. Settlement; 
2. Environmental Values; 
3. Environmental Hazards; 
4. Sustainable Economic Development; 
5. Physical Infrastructure; 
6. Cultural Heritage; and 
7. Planning Processes. 

 
Each section has a number of policy areas and each policy area has a number of 
strategy statements below it. 
 
General drafting 
 
Given the linkages between the seven sections, there is overlap and some 
repetition of strategic statements and policy across the section sections. 
 
For some policy areas, strategic statements overlap one another and repeat similar 
or equivalent strategic outcomes.  The overlap and repetition, together with some 
imprecise language, may lead to ambiguity and conflicting interpretations.  Some 
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strategies read as objectives or aspirations with no linked outcome while others 
read as prescriptive development control rules. 
 
It is considered appropriate that the TPPs be refined to: 
 

1. establish a consistent drafting ‘style’; 
2. limit prescriptive or detailed considerations that may unnecessarily 

constrain regional or local strategy; 
3. remove overlapping or similar strategic statements in any one policy 

area so that each strategy address a distinct policy consideration; 
4. use more precise terms to express the outcome(s) sought; and 
5. provide greater clarity and explanation of the outcome(s) sought, 

including separate guidelines where necessary. 
 
Settlement Section  
 
The settlement section considers growth, liveability, social infrastructure, 
settlement types, housing and design. 
 
Plan for Growth 
 
This policy includes a series of strategies related to land supply and demand, 
settlement hierarchies, infill and infrastructure capacity.  The strategies are 
comparable to those within the STRLUS and address most of the relevant 
considerations for growth management.   
 
The section requires the use of population projections and forecast demographic 
change to base land supply and demand figures on, along with other considerations 
such as changing household size (less people per dwelling on average increased 
demand for all housing).  These projections will be incorporated into each regional 
land use strategy and there are several related projects underway to forecast future 
housing demand. 
 
Between census counts, the Australian Bureau of Statistics releases monthly 
estimated resident population (ERP) figures based on change of addresses received 
by Medicare.  The figures therefore do not include workers on visa’s.  The recent 
census confirmed that these ERP figures undercounted the Tasmanian population 
by at least 20,000 people (i.e., the visa holders).  Population projections also have 
low, medium and high ranges which, in the main, reflect variability in estimates of 
net interstate migration which is much harder to predict than births and deaths.  
The STRLUS adopted a medium scenario (which is below actual growth) with the 
Greater Hobart Plan adopting a position between medium and high scenarios. 
 
What population and demographic projections are used are important given the 
time horizon between strategic planning decisions and the construction of new 
housing stock as well as the relatively small size of Tasmanian settlements (i.e., less 
capacity to absorb higher growth). 
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The issues of housing affordability and scarcity have been prevalent for many years 
now and yet STRLUS still persists with an outdated population growth scenario, 
demonstrating a significant time delay to change the course of strategic 
frameworks which, in turn, enable the market to make investment decisions. 
 
In short, recent experience has shown that it is very difficult to adjust to higher 
rates of growth.  Whereas lower than expected growth can be adjusted to through 
delayed infrastructure expenditure and the market can adjust, higher growth 
requires strategic land use infrastructure planning and delivery to be brought 
forward in order to allow the market to respond. 
 
The TPPs should include strategies for the collection and monitoring of relevant 
population, housing and economic data, for the regular review of population and 
demographic forecasts, for the establishment of a consistent approach and on 
issues associated with the adoption of low, medium and high growth scenarios.  It 
is considered reasonable that the land use and infrastructure systems consistently 
apply a high growth scenario. 
 
There should also be the ability for regional land use strategies to apply strategy 2 
(which provides growth planning principles) in a manner that is appropriate to the 
role of each settlement in the settlement hierarchy. 
 
More detailed comments for this policy are: 
 

• Strategy 1 confirms that a 15 year planning horizon applies to growth 
management and uses the expression ‘available, identified or allocated’ 
land.  As each term has a vastly different meaning, the interpretation is 
unclear.  Is the principle sought that there is 15 year supply that is ‘allocated’ 
through zoning or that there is a 15 year supply that is ‘available’ through 
zoning and services.  Simply state ‘Establish and maintain settlement growth 
boundaries that incorporate at least a 15 year supply of suitably zoned and 
serviced land to accommodate forecast demand for residential, 
commercial, industrial, recreational and community land’. 

 
• Strategy 2 prioritises growth through infill and land that has service 

capacity.  The policy is only to ‘prioritise and encourage’ infill and requires 
a stronger language.  The policy could read, ‘where feasible, accommodate 
forecast demand through the efficient use of land within settlement 
boundaries’.  Clause (c) could be reworded, ‘integrate with existing or 
planned transport systems’ and clause (d) (iv), change ‘and’ to ‘or’. 

 
• Strategy 5, appropriately, seeks to address impediments to infill 

development that have, to date, constrained existing land use strategies for 
medium density housing along transport corridors.  It is unclear whether 
the policy relates to impediments in land use planning regulation, or 
broader development regulation, or market impediments such as finance 
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and other development risk or incentives.  The scope of the policy should 
be expressed and be as broad as possible. 

 
• Strategy 8 relates to urban growth boundary extensions.  This is similar to 

clauses added into the STRLUS in recent years to address growth 
management pressures.  This policy should not be necessary if policy 1, 2 
and 6 outline the relevant considerations for planning for growth.  
Extensions outside of a structure planning process should be able to address 
these other policies as opposed to a one specific policy on extensions.  It is 
suggested that (a) to (e) be incorporated into policy 2(d). 

 
• Strategy 11 addresses the sequence of development and cost-effective 

infrastructure provision.  The policy is similar to 6 (e to f), 2b and 2(d)(i) and 
it is suggested that policy 11 be consolidated into these other policies. 

 
Liveability 
 
This policy addresses issues such as access to employment, transport, education, 
open space, climate change and amenity.  The strategies provided are all similar in 
meaning and intent of comparable policies in the STRLUS. 
 
Strategy 7, which addresses climate change mitigation, differs from other strategies 
in the TPPs in that it provides illustrative examples of ways to mitigate impact.  The 
examples provided, such as shade and water features in public spaces, are local in 
scale and appear unnecessary for a statewide perspective.  Measures that are 
relevant for a statewide perspective would include adopting the seven energy 
requirements for new buildings, supporting the upgrade of existing building stock 
to improve energy efficiency or energy conservation. 
 
Social Infrastructure 
 
This policy address the provision of sufficient land for social infrastructure, co-
location of services, public transport, remote area workers accommodation and 
services for vulnerable or at-risk people.  The strategies are comparable to those 
outlined in the social infrastructure chapter of the STRLUS. 
 
Strategy 5 addresses the location of social infrastructure in close proximity to, or 
highly accessible by, residential areas.  Social infrastructure refers to a broad range 
of uses, some of which should be located in activity centres while others are 
appropriately located within or close to residential areas.  It is not entirely clear 
what this strategy is to achieve or how it would be applied. 
 
Settlement Types 
 
This policy addresses the provision of mix-use areas in appropriate urban locations, 
creating settlement boundaries for coastal settlements, seasonal population 
fluctuations in holiday home areas and rural living land.  The strategies are similar 
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to those in the STRLUS, and continue with the limitations on increased rural living 
zoning. 
 
The rural living strategy is, unlike other strategies, detailed and prescriptive in 
nature. 
 
STRLUS restricted rural living land to established areas that are based either on 
existing zoning or the recognition of existing fragmented subdivision patterns.  
STRLUS also offered some flexibility to adjust rural living zone provided that no net 
increase in the zoning occurred. 
 
Managing rural living land is challenging.  On one hand, there are significant impacts 
on transport networks, natural values and rural use as well as comparatively high 
infrastructure costs.  On the other, there is a strong market demand for rural living 
land. 
 
The strategy on rural living is considered problematic as it focuses on the zoning of 
land rather than the supply and demand on rural living lots without support for infill 
opportunities to make a more efficient use of land. 
 
As settlements continue to expand, rural living areas close to or adjacent to serviced 
settlements maybe more appropriately zoned and developed through a low density 
or general residential zone.  Such changes may be appropriate to increase land 
supply close to existing services, which reflects many other strategies in the TPPs.  
The rural living strategy would prevent a compensatory increase in rural living land. 
 
The TPPs would also prevent the recognition of existing fragmented lot patterns in 
rural areas that are characterised by residential use.  Where residential amenity 
either precludes or has greater priority over access to rural resources, it is 
appropriate to recognise these areas and zone them as rural living, while preventing 
subdivision if infrastructure is inadequate. 
 
The TPPs have a narrow consideration of rural living land that is focused on ‘avoid 
allocating additional land for the purposes of rural residential use and 
development’.  It is submitted that the TPPs need to consider the issue of rural living 
zoning through land supply.  It is submitted that while there should be no net 
increase in the amount of rural living land, there is a need to manage the strong 
demand for rural living land. 
 
Housing 
 
This policy addresses the integration of housing land with social and physical 
infrastructure, affordable housing, matching supply with demand, providing a 
range of accommodation types and encouraging higher densities. 
 
Strategy 4 on housing diversity encourages, among other matters, design for ageing 
in place and for those living with disabilities.  These matters are important and the 
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policy could be broadened to consider the affordability, design quality, solar access 
and liveability of all housing. 
 
For instance, the Southern Australian State Planning Policies state ‘apply universal 
and adaptable housing principles in new housing stock to support changing needs 
over a lifetime, including the needs of those who are less mobile’.  This policy 
broadens the consideration of good design from a narrow focus on ageing to one 
of housing that is more accessible and adaptable for all. 
 
It is also appropriate that the TPPs support innovation of models of housing 
delivery.  For instance, the Southern Australian State Planning Policies state 
‘facilitate the provision of Affordable Housing through incentives such as planning 
policy bonuses or concessions (e.g. where major re-zonings are undertaken that 
increase development opportunities). 
 
Lastly, the housing TPPs should specify outcomes.  In South Australia, regional plans 
are required to include performance targets of outcomes sought for housing, such 
as performance targets on increased housing supply and on land supply. 
 
Design 
 
This policy addresses urban design principles, respecting neighbouring character 
and identity, sustainable design, public spaces, building design and subdivision 
design.  The strategies are comparable to those in the STRLUS. 
 
Strategy 2 would support development that considers the existing and desired 
future character of a neighbourhood, suburb or precinct.  This may, or may not, 
signal a departure of sorts from the top-down and minimalistic standardisation of 
residential design provisions. 
 
Environmental Values Section 
 
The environmental values section considers biodiversity; waterways, wetlands and 
estuaries; geodiversity; landscape values; and coasts. 
 
Biodiversity 
 
This policy addresses native vegetation, habitat corridors, weed management and 
climate change.  The strategies provided are comparable to those in the STRLUS.  A 
key change in the SPPs was a shift from a low, medium and high biodiversity values 
to all forms of biodiversity having the same level of value and regulation.  The TPPs, 
appropriately, recognise that there are lower and higher values and that regulation 
should be appropriate to the value at risk.  The TPPs also support an avoid, minimise 
and offset hierarchy of actions.  Multiple strategies refer to potential climate 
change impacts such as ‘support early action against loss of biodiversity as a result 
of climate change’.  These strategies are reasonable although the language is 
unclear in what is required. 
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Waterways, Wetlands and Estuaries 
 
This policy addresses waterway protection and management, drinking water 
catchments, water resources and catchment management.  The strategies are 
comparable to those in the STRLUS.  The strategies can be consolidated as there is 
some duplication with, for instance, both strategy 2 and 4 setting out expected 
outcomes and levels of protection.  Strategy 2 is unnecessarily prescriptive and 
would require development to either be reliant on an aquatic environment, be for 
flood mitigation or have ‘considerable social, economic and environmental 
benefits’.  Any such statements should be supported by explanation and 
clarification.  The language could also be improved, for instance, strategy 6 states 
‘promote the protection of ecological health …’ rather than a clearer statement 
such as ‘protect ecological health…’. 
 
Geodiversity 
 
This policy would require the identification and management of high conservation 
geodiversity along with the protection of these values.  The provisions are similar 
to those in the STRLUS, although there is no direct planning scheme regulation 
currently in place.  The Department of Natural Resources manages the Tasmanian 
Geoconservation Database, which has limited listing for the Sorell LGA and none on 
private property. 
 
Landscape Values 
 
This policy addresses the identification and mapping of cultural, ecological, 
geological and aesthetic landscapes, scenic areas and corridors along with the 
management of those areas.  The four strategies provided are comparable to those 
of the STRLUS and are considered appropriate with each addresses a particular 
aspect of landscape values and through using precise language expressing with 
clear outcomes. 
 
Strategy 4 refers to avoiding impact to significant landscapes unless there are 
‘overriding social, economic and environmental benefits’.  In other strategies the 
phrase ‘considerable social, economic and environmental benefits’ is used.  It is 
suggested that consistent terms are used and that some clarification and 
explanation is provided to assist in interpretation. 
 
Coasts 
 
This policy addresses the protection of coastal processes, minimising threats to 
coastal processes and providing development on the coast that has minimal impact 
and complements landscape, amenity and cultural values.  The strategies are 
comparable to those of the STRLUS.  A separate section addresses coastal hazards. 
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Strategy 3 requires the identification of coastal areas that can support the 
sustainable use and development of various activities.  While it is appropriate to 
recognise that development will occur in coastal areas, it is unclear why suitable 
areas need to be identified or in fact how that could occur without significant levels 
of investigation.  The South Australian State Planning Policies include the following 
two policy statements which are considered more appropriate: 
 

• Balance social and economic development outcomes in coastal areas with 
the protection of the environment. 

 
• Development that enables and enhances public access to coastal areas with 

minimal impact on the environment and amenity. 
 
Environmental Hazards Section  
 
This section addresses bushfire, landslip, flooding, coastal hazards and 
contaminated land and air. 
 
Bushfire 
 
This policy addresses the mapping and management of bushfire risks. 
 
Strategy 7 requires the consideration of ‘the cumulative effects of planning 
decisions so new use and development will not result in an unacceptable increase 
to bushfire risks for existing use and development’.  It is unclear if this is referencing 
the greater demand on fire fighting resources from additional development, or 
some other aspect of bushfire risk. 
 
Landslip 
 
This policy addresses the identification, mapping and management of landslip 
hazards and is comparable to equivalent provisions in the STRLUS. 
 
Flooding 
 
This policy address the identification, mapping and management of flood hazards.  
Generally, the provisions are comparable to equivalent provisions in the STRLUS 
however there is an additional consideration with respect to upstream dam failure 
risks in strategic decisions. 
 
Coastal Hazards 
 
This policy addresses the identification and mapping of coastal hazards, coastal 
defences and management of development subject to erosion or inundation.  
Relative to the STRLUS, there is a stronger recognition of the potential need for 
strategic responses for existing settlements through adaptation, planned retreat or 
protection.  
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Contaminated Air and Land 
 
The policy requires the identification and mapping of potentially contaminating 
activities and the management of risks.  The strategies are similar to those in the 
STRLUS, although the mapping component is an additional consideration. 
 
Sustainable Economic Development 
 
This section addresses agriculture, timber production, extractive industry, tourism, 
renewable energy, industry, business and commercial and innovation and research. 
 
Agriculture 
 
This policy covers the identification of agricultural land, conversion and fettering 
and the use of agricultural land.  The policy will need to be read in conjunction with 
the State Policy for the Protection of Agricultural Land.  The provisions are similar 
to STRLUS although there is a new strategy with respect to maintaining small-farms 
at the urban fringe.  A number of the strategies provided address the same or 
similar issues and could be consolidated into fewer, more direct strategic 
statements. 
 
The TPPs should address the issue of changing agricultural production through 
technology or other means.  South Australia, for instance, include the following 
State Planning Policy. 
 

Enable primary industry businesses to grow, adapt and evolve through 
technology adoption, intensification of production systems, business 
diversification, workforce attraction and restructuring. 

 
The current planning schemes do not include any zone interface provisions for 
instances where agricultural land adjoins a General Residential Zone or Low Density 
Residential Zone.  Whilst this is relatively rare in Sorell, it is nevertheless an 
important consideration.  South Australia includes the following State Planning 
Policy which should be incorporated into the TPPs. 

Equitably manage the interface between primary production and other land 
use types, especially at the edge of urban areas. 

 
Timber Production 
 
This policy outlines support for timber resources through land use planning.  The 
provisions are similar to those in the STRLUS. 
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Extractive Industry 
 
This policy addresses the identification of strategic resource areas, protecting 
extractive industries from encroachment and the extraction of mineral resources.  
The provisions are similar to those in the STRLUS. 
 
Tourism 
 
This policy addresses the identification of existing and potential key tourism sites 
and destinations, visitor accommodation, cumulative impacts and brand 
management.  The majority of strategies provided would be implemented outside 
of the land use planning system and there is little clarification of how the land use 
system will support furthering these strategies.  For instance, references to 
experiences that support the Tasmanian brand, or investments in cultural activities 
are not land use matters.  Strategy 7 seeks to prevent the cumulative impacts on 
tourism but does not identify what cumulative impacts are relevant or how they 
can be addressed in the land use system.  In general, greater clarity is needed.  The 
Queensland State Planning Policies require land use planning to consider and 
reflect ‘the findings of state endorsed tourism studies and plans’ which perhaps 
summarises what the TPPs are attempting. 
 
Renewable Energy 
 
This policy addresses the location of renewable energy use and transmission 
infrastructure including local generation and distributed energy grids.  The STRLUS 
has limited consideration of renewable energy other than providing for small 
energy generation in planning schemes. 
 
Industry 
 
The policy addresses the identification of land for industrial use, rural industries and 
incompatible use and development.  The provisions are similar to those in the 
STRLUS although the 5, 15 and 30 year time horizon for industrial land is replaced 
with a 15 year horizon.  Given the limited options for siting industrial land, it is 
considered essential that a long term horizon is considered.  The TPPs should also 
address issues such as innovation, coordination and economies of scale. 
 
Business and Commercial 
 
The policy addresses land supply, activity centre hierarchies, mixed use 
developments and small-scale commercial uses in residential areas.  The strategies 
are comparable to those in the STRLUS. 
 
Innovation and Research 
 
The policy addresses logistics and digital infrastructure, education and training, 
supporting innovation, precinct planning and diversification.  The strategies are 
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useful and necessary given the need for a more competitive edge to respond to 
modern technological and social changes. 
 
Physical Infrastructure Section 
 
This section covers provision of services, energy infrastructure, roads, passenger 
transport modes, and ports and strategic transport networks. 
 
Provision of Services 
 
This policy addresses infrastructure capacity and siting, developer charges and 
sewer, electricity, telecommunications and waste. 
 
Strategy 2 requires the identification of whether existing infrastructure has capacity 
for growth.  It is considered important that the section also address water and 
stormwater services.  It is unclear what implementation measures are proposed to 
identify existing infrastructure capacity will occur, or, more importantly the 
strategic analysis of future infrastructure augmentation, extension or renewal.  This 
level of analysis is important but is also costly.  Sorell Council has long lobbied 
TasWater to undertake a sewerage strategy for Sorell and Midway Point.  Such 
strategies are funded through TasWater’s price and services plan which is set of a 
four yearly cycle.  It is a challenge to coordinate this detailed work across multiple 
agencies and providers. 
 
Energy Infrastructure 
 
This policy has regard to energy infrastructure corridors, new developments, 
renewable energy and greater energy efficiency. 
 
Roads 
 
The policy lists key road corridors and addresses heavy vehicle usage, road 
investment programs linked to land use decisions and managing the road network.  
The provisions are comparable to those in the STRLUS but include a clearer link 
between land use decisions and road investment programs. 
 
Passenger Transport Modes 
 
This addresses increased mode choice, increased density near public transport, 
subdivision design to support public transport and walking, car parking and other 
related matters. 
 
Ports and Strategic Transport Networks 
 
This policy addresses key ports, freight corridors, the rail network and airports. 
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Cultural Heritage Section 
 
This section addresses Aboriginal cultural heritage and historic cultural heritage. 
 
Aboriginal Cultural Heritage 
 
This policy addresses Aboriginal Cultural Heritage management, processes for 
investigating the potential for places or objects before developing land and 
management of potential impacts. 
 
Historic Cultural Heritage 
 
This policy addresses the management if historic cultural heritage and is similar to 
provisions in the STRLUS. 
 
Planning Processes Section 
 
This section addresses public engagement, strategic planning and regulation. 
 
Public Engagement 
 
This policy address the promotion of public engagement in the planning system and 
that planning outcomes involve compromise and trade-offs. 
 
Strategy five states ‘acknowledge that planning outcomes, derived through public 
engagement processes, involves compromise and trade-offs that balance the 
community’s social, economic and environmental interests’. 
 
The strategy does not acknowledge the limitations set by legislation regard how 
public engagement occurs in certain processes or the constraints that Planning 
Authorities are bound by when making planning decisions.  For statutory planning, 
the reality is that public engagement has little substantive effect on outcomes 
where decision-making is constrained by legislation and the specific provisions of 
planning schemes.  In strategic planning, community aspirations are constrained by 
policies such as these TPPs.  The strategy should distinguish between strategic and 
statutory planning engagement and clarify that outcomes may be informed by 
public engagement, but are rarely derived from such processes. 
 
Strategic Planning 
 
This policy supports the precautionary principle, identifying long-term planning 
priorities, increased science-based evidence, coordination with population 
strategies and social and physical infrastructure planning, collaboration with other 
tiers of government and public-private partnerships. 
 
Strategy 1 states to ‘support the application of the precautionary principle where 
the implications of planning decisions on the environment, now and into the future, 
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is not fully known or understood’.  The strategy is entirely appropriate and reflects 
one of the principles underpinning the RMPS.  How this is interpreted and applied 
could, however, be improved by also recognising that there is inherent uncertainty 
in making land use decisions today that remain in effect for a very long period of 
time.  The precautionary principle is one of several principles that need to be 
considered and should not be construed that uncertainty alone is a reason to not 
make decisions. 
 
Regulation 
 

This policy supports regulation that is the minimum necessary for the potential level 
of impact, regulatory consistency, flexibility and rationalisation of regulation where 
possible with other regulatory regimes. 
 

That planning regulation should be the minimum necessary for the potential level 
of impact is an important statement for the TPPs to make.  There is also a critical 
need to coordinate (i.e., integrate) planning and other systems to result in the least 
amount of regulation necessary to protect the interest of the public and 
consumers. 
 

The TPPs should also reference the need to maintain a regulatory system that is 
current and efficient.  For instance, the existing administrative elements of the Land 
Use Planning and Approvals Act 1993 are particularly costly to applicants and 
Council’s and there are several practical changes that could be made to reduce time 
and costs. 
 

Other jurisdictions make greater use of planning regulation as a way to incentivise 
desired outcomes to bonuses and incentives, such as a higher density in exchange 
for affordable housing.  The Tasmanian system should become a more mature 
system and the TPPs should support the use of innovative land use regulation to 
incentivise positive change. 
 

Conclusion 
 

The TPPs provide a sound policy underpinning for future regional and local level 
strategic planning and development control.  The strategies provided in the TPPs 
largely reflect existing planning strategies that are given effect through the STRLUS.  
The value of the TPPs is in enabling the system to progress towards the next 
iteration of STRLUS. 
 
The TPPs will support progress towards the key land use planning issues that exist 
within the Sorell LGA. 
 
It is recommended that Council make a submission on the TPPs that minor changes 
be made to limit prescriptive or detailed considerations that may unnecessarily 
constrain regional or local strategy; to remove overlapping or similar strategic 
statements for the same policy area, to use more precise terms and clarify the 
outcome(s) sought where this is unclear necessary. 
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Shane Wells 
MANAGER PLANNING 
 
Attachments: (Draft Tasmanian Planning Policies) 
 
Submission on the TPPs 
 
Thank you for the opportunity to comment on the draft Tasmanian Planning Policies 
(TPPs). 
 
The key strategic planning imperative for Sorell Council is the comprehensive review 
of the Southern Tasmanian Regional Land Use Strategy (STRLUS).  The timing of the 
review is critical as the Sorell LGA, like many other areas of Tasmania, is seeing 
continual demand for residential development above supply.  Based on current rates 
of dwelling construction, it is likely that the residential areas of Midway Point and 
Sorell will be fully developed within ten years. 
 
It is vital that the many simultaneous elements of the current planning reform 
agenda do not delay the critical need for a new regional land use strategy.  In this 
light, we trust that the TPPs will be approved as soon as practical. 
 
Council is supportive of the range of matters addressed and the strategic direction 
provided, noting that the TPPs are similar to the strategic direction already 
established by STRLUS.  The following submission identifies some areas where 
Council considers that further revision of the TPPs is beneficial. 
 
General comment 
 
The TPPs are structured around seven sections with each section having several 
policy areas and each policy area containing a number of strategies.  The overlap 
and repetition of strategy across the seven sections is understood and necessary.  
However, in some policy areas, strategic statements overlap one another and repeat 
similar or equivalent strategic outcomes.  The overlap and repetition, together with 
some imprecise language, may lead to ambiguity and conflicting interpretations. 
 
In a general sense, it is considered appropriate that the TPPs be refined to: 
 

1. limit prescriptive or detailed considerations that may unnecessarily 
constrain regional or local strategy; 

2. remove overlapping or similar strategic statements in any one policy area so 
that each strategic statement address a distinct policy consideration; 

3. use more precise terms to express the outcome(s) sought; and 
4. provide greater clarity and explanation of the outcome(s) sought, including 

separate guidelines where necessary. 
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Settlement Section  
 
The section requires the use of population projections and forecast demographic 
change to base land supply and demand figures on.  These projections will be 
incorporated into each regional land use strategy and there are several related 
projects underway to forecast future housing demand. 
 
Between census counts, the Australian Bureau of Statistics releases monthly 
estimated resident population (ERP) figures based on change of addresses received 
by Medicare.  The figures therefore do not include workers on visa’s.  The recent 
census confirmed that these ERP figures undercounted the Tasmanian population 
by at least 20,000 people (i.e., the visa holders).  Population projections also have 
low, medium and high ranges which, in the main, reflect variability in estimates of 
net interstate migration which is much harder to predict than births and deaths.  
The STRLUS adopted a medium scenario (which is below actual growth) with the 
Greater Hobart Plan adopting a position between medium and high scenarios. 
 
What population and demographic projections are used are important given the 
time horizon between strategic planning decisions and the construction of new 
housing stock as well as the relatively small size of Tasmanian settlements (i.e., less 
capacity to absorb higher growth). 
 
The issues of housing affordability and scarcity have been prevalent for many years 
now and yet STRLUS still persists with an outdated population growth scenario, 
demonstrating a significant time delay to change the course of strategic 
frameworks which, in turn, enable the market to make investment decisions. 
 
In short, recent experience has shown that it is very difficult to adjust to higher rates 
of growth.  Whereas lower than expected growth can be adjusted to through 
delayed infrastructure expenditure and the market can adjust, higher growth 
requires strategic land use infrastructure planning and delivery to be brought 
forward in order to allow the market to respond. 
 
The TPPs should include strategies for the collection and monitoring of relevant 
population, housing and economic data, for the regular review of population and 
demographic forecasts, for the establishment of a consistent approach and on 
issues associated with the adoption of low, medium and high growth scenarios. 
 
It is considered reasonable that the land use and infrastructure systems consistently 
apply a high growth scenario. 
 
There should also be the ability for regional land use strategies to apply strategy 2 
(which provides growth planning principles) in a manner that is appropriate to the 
role of each settlement in the settlement hierarchy. 
 
More detailed comments for this policy are: 
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• Policy 1 confirms that a 15 year planning horizon applies to growth 
management and uses the expression ‘available, identified or allocated’ 
land.  As each term has a vastly different meaning, the interpretation is 
unclear.  Is the principle sought that there is 15 year supply that is ‘allocated’ 
through zoning or that there is a 15 year supply that is ‘available’ through 
zoning and services.  Simply state ‘Establish and maintain settlement growth 
boundaries that incorporate at least a 15 year supply of suitably zoned and 
serviced land to accommodate forecast demand for residential, commercial, 
industrial, recreational and community land’. 

 
• Policy 2 prioritises growth through infill and land that has service capacity.  

The policy is only to ‘prioritise and encourage’ infill and requires a stronger 
language.  The policy could read, ‘where feasible, accommodate forecast 
demand through the efficient use of land within settlement boundaries’. 

 
• Clause (c) could be reworded, ‘integrate with existing or planned transport 

systems’ and clause (d) (iv), change ‘and’ to ‘or’. 
 

• Policy 5, appropriately, seeks to address impediments to infill development 
that have, to date, constrained existing land use strategies for medium 
density housing along transport corridors.  It is unclear whether the policy 
relates to impediments in land use planning regulation, or broader 
development regulation, or market impediments such as finance and other 
development risk or incentives.  The scope of the policy should be expressed 
and be as broad as possible. 

 
• Policy 8 relates to urban growth boundary extensions.  This is similar to 

clauses added into the STRLUS in recent years to address growth 
management pressures.  This policy should not be necessary if policy 1, 2 
and 6 outline the relevant considerations for planning for growth.  
Extensions outside of a structure planning process should be able to address 
these other policies as opposed to a one specific policy on extensions.  It is 
suggested that (a) to (e) be incorporated into policy 2(d). 

 
• Policy 11 addresses the sequence of development and cost-effective 

infrastructure provision.  The policy is similar to 6 (e to f), 2b and 2(d)(i) and 
it is suggested that policy 11 be consolidated into these other policies. 

 
Liveability 
 
Policy 7, which addresses climate change mitigation, differs from other strategies in 
the TPPs in that it provides illustrative examples of ways to mitigate impact.  The 
examples provided, such as shade and water features in public spaces, are local in 
scale and appear unnecessary for a statewide perspective.  Measures that are 
relevant for a statewide perspective would include adopting the seven energy 
requirement for new buildings, supporting the upgrade of existing building stock to 
improve energy efficiency or energy conservation. 
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Social Infrastructure 
 
Strategy 5 addresses the location of social infrastructure in close proximity to, or 
highly accessible by, residential areas.  Social infrastructure refers to a broad range 
of uses, some of which should be located in activity centres while others are 
appropriately located within or close to residential areas.  It is not entirely clear what 
this strategy is to achieve or how it would be applied. 
 
Settlement Types 
 
The rural living strategy is, unlike other strategies, detailed and prescriptive in 
nature. 
 
STRLUS restricted rural living land to established areas that are based either on 
existing zoning or the recognition of existing fragmented subdivision patterns.  
STRLUS also offered some flexibility to adjust rural living zone provided that no net 
increase in the zoning occurred. 
 
Managing rural living land is challenging.  On one hand, there are significant 
impacts on transport networks, natural values and rural use as well as 
comparatively high infrastructure costs.  On the other, there is a strong market 
demand for rural living land. 
 
The strategy on rural living is considered problematic as it focuses on the zoning of 
land rather than the supply and demand on rural living lots without support for infill 
opportunities to make a more efficient use of land. 
 
As settlements continue to expand, rural living areas close to or adjacent to serviced 
settlements maybe more appropriately zoned and developed through a low density 
or general residential zone.  Such changes may be appropriate to increase land 
supply close to existing services, which reflects many other strategies in the TPPs.  
The rural living strategy would prevent a compensatory increase in rural living land. 
 
The TPPs would also prevent the recognition of existing fragmented lot patterns in 
rural areas that are characterised by residential use.  Where residential amenity 
either precludes or has greater priority over access to rural resources, it is 
appropriate to recognise these areas and zone them as rural living, while preventing 
subdivision if infrastructure is inadequate. 
 
The TPPs have a narrow consideration of rural living land that is focused on ‘avoid 
allocating additional land for the purposes of rural residential use and 
development’.  It is submitted that the TPPs need to consider the issue of rural living 
zoning through land supply.  It is submitted that while there should be no net 
increase in the amount of rural living land, there is a need to manage the strong 
demand for rural living land. 
 
It is suggested that the policy should state: 
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• Consider the supply and demand for rural living land on a regional or sub-

regional scale. 
 

• Provide for rural living demand through further subdivision and infill of rural 
living land in locations that are supported by adequate infrastructure and 
where natural values and hazards can be avoided or managed. 

 
• The rural living zone may apply where lot patterns are fragmented, where 

access to rural resources are significantly constrained, where rural land has 
been converted to residential use and where maintaining residential amenity 
is necessary and appropriate. 

 
• Include rural living areas within settlement growth boundaries where 

adjoining settlements if a more efficient subdivision and use of land can be 
achieved. 

 
• Avoid allocating land for rural living use where: 
 

o The land is identified for future urban development 
o The land has the potential for future urban development in the long-

term 
o The land is agricultural land, particularly agricultural land that may 

support productive enterprise in the long-term 
o The area is unreasonably disconnected from social or commercial 

services 
o The total amount of rural living zoning in a region or sub-region is not 

increased beyond a minimal additional size. 
 

Taken as a whole the above would support regional and local planning to manage 
rural living land to make the most efficient use of land while constraining new rural 
living estates.  It is a variation of the STRLUS strategy which supported an active 
management of rural living land by ‘Replacing land currently zoned for rural living 
purposes but undeveloped and better suited for alternative purposes (such as 
intensive agricultural) with other land better suited for rural living purposes. 

 
With respect to the proposed policy, the phrase used at clause (c) ‘incremental, 
strategic and natural progression’ is not realistic as something that is incremental 
is unlikely to also be strategic. 
 
Housing 
 
Strategy 4 on housing diversity encourages, among other matters, design for ageing 
in place and for those living with disabilities.  These matters are important and the 
policy could be broadened to consider the affordability, design quality, solar access 
and liveability of all housing. 
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For instance, the Southern Australian State Planning Policies state ‘apply universal 
and adaptable housing principles in new housing stock to support changing needs 
over a lifetime, including the needs of those who are less mobile’.  This policy 
broadens the consideration of good design from a narrow focus on ageing to one of 
housing that is more accessible and adaptable for all. 
 
It is also appropriate that the TPPs support innovation of models of housing delivery.  
For instance, the Southern Australian State Planning Policies state ‘facilitate the 
provision of Affordable Housing through incentives such as planning policy bonuses 
or concessions (e.g. where major re-zonings are undertaken that increase 
development opportunities)’. 
 
Lastly, the housing TPPs should specify outcomes.  In South Australia, regional plans 
are required to include performance targets of outcomes sought for housing, such 
as performance targets on increased housing supply and on land supply. 
 
Environmental Values Section 
 
Biodiversity 
 
The TPPs, appropriately, recognise that there are lower and higher values and that 
regulation should be appropriate to the value at risk.  The TPPs also support an 
avoid, minimise and offset hierarchy of actions.  Multiple strategies refer to 
potential climate change impacts such as ‘support early action against loss of 
biodiversity as a result of climate change’.  These strategies are reasonable although 
the language is unclear in what is required. 
 
Waterways, Wetlands and Estuaries 
 
This policy addresses waterway protection and management, drinking water 
catchments, water resources and catchment management.  The strategies are 
comparable to those in the STRLUS.  The strategies can be consolidated as there is 
some duplication with, for instance, both strategy 2 and 4 setting out expected 
outcomes and levels of protection.  Strategy 2 is unnecessarily prescriptive and 
would require development to either be reliant on an aquatic environment, be for 
flood mitigation or have ‘considerable social, economic and environmental 
benefits’.  Any such statements should be supported by explanation and 
clarification.  The language could also be improved, for instance, strategy 6 states 
‘promote the protection of ecological health …’ rather than a clearer statement such 
as ‘protect ecological health…’. 
 
Landscape Values 
 
Strategy 4 refers to avoiding impact to significant landscapes unless there are 
‘overriding social, economic and environmental benefits’.  In other strategies the 
phrase ‘considerable social, economic and environmental benefits’ is used.  It is 
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suggested that consistent terms are used and that some clarification and 
explanation is provided to assist in interpretation. 
 
Coasts 
 
Strategy 3 requires the identification of coastal areas that can support the 
sustainable use and development of various activities.  While it is appropriate to 
recognise that development will occur in coastal areas, it is unclear why suitable 
areas need to be identified or in fact how that could occur without significant levels 
of investigation.  The South Australian State Planning Policies include the following 
two policy statements which are considered more appropriate: 
 

• Balance social and economic development outcomes in coastal areas with 
the protection of the environment. 

 
• Development that enables and enhances public access to coastal areas with 

minimal impact on the environment and amenity. 
 
Environmental Hazards Section  
 
A key challenge to managing environmental hazards and environmental values in 
the planning system is the limitations inherent in the use of overlays.  There is no 
governance structure in place to oversee the maintenance of state or regional 
overlays.  An overlay can only be prepared with the best available data at the time.  
However, overlays become quickly outdated as new data is prepared which is 
particularly the case for priority vegetation and flooding.  There are numerous 
examples of costly flood reports being required in the Sorell LGA due to overlays that 
do not reflect more recent stormwater rectification works or works undertaken 
during subdivision to remove the flood risk (such as raising ground levels). 
 
Prior to the interim schemes, expert reports on flood, landslide, bushfire or other 
issues were required on an ad hoc basis with inconsistencies across Councils.  The 
move to overlays was to provide consistency and standardisation and avoid what 
was perceived as unnecessary or unreasonable costs to applicants.  The issue of 
unreasonable costs to applicants remains however due to inflexibility in how 
overlays are applied. 
 
A policy is required with respect to the oversight and maintenance of overlays and 
to ensure that the need for reports on hazard or values is reflective of actual 
conditions on ground. 
 
Bushfire 
 
Strategy 7 requires the consideration of ‘the cumulative effects of planning decisions 
so new use and development will not result in an unacceptable increase to bushfire 
risks for existing use and development’.  It is unclear if this is referencing the greater 
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demand on fire fighting resources from additional development, or some other 
aspect of bushfire risk. 
 
Coastal Hazards 
 
Relative to the STRLUS, there is a stronger recognition of the potential need for 
strategic responses for existing settlements through adaptation, planned retreat or 
protection which is supported. 
 
Sustainable Economic Development 
 
Agriculture 
 
This policy covers the identification of agricultural land, conversion and fettering 
and the use of agricultural land.  The policy will need to be read in conjunction with 
the State Policy for the Protection of Agricultural Land.  The provisions are similar to 
STRLUS although there is a new strategy with respect to maintaining small-farms at 
the urban fringe.  A number of the strategies provided address the same or similar 
issues and could be consolidated into fewer, more direct strategic statements. 
 
The TPPs should address the issue of changing agricultural production through 
technology or other means.  South Australia, for instance, include the following 
State Planning Policy. 
 

Enable primary industry businesses to grow, adapt and evolve through 
technology adoption, intensification of production systems, business 
diversification, workforce attraction and restructuring. 

 
The current planning schemes do not include any zone interface provisions for 
instances where agricultural land adjoins a General Residential Zone or Low Density 
Residential Zone.  Whilst this is relatively rare in Sorell, it is nevertheless an 
important consideration.  South Australia includes the following State Planning 
Policy which should be incorporated into the TPPs. 
 

Equitably manage the interface between primary production and other land 
use types, especially at the edge of urban areas. 

 
Tourism 
 
This policy addresses the identification of existing and potential key tourism sites 
and destinations, visitor accommodation, cumulative impacts and brand 
management.  The majority of strategies provided would be implemented outside 
of the land use planning system and there is little clarification of how the land use 
system will support furthering these strategies.  For instance, references to 
experiences that support the Tasmanian brand, or investments in cultural activities 
are not land use matters.  Strategy 7 seeks to prevent the cumulative impacts on 
tourism but does not identify what cumulative impacts are relevant or how they can 
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be addressed in the land use system.  In general, greater clarity is needed.  The 
Queensland State Planning Policies require land use planning to consider and reflect 
‘the findings of state endorsed tourism studies and plans’ which perhaps 
summarises what the TPPs are attempting. 
 
Industry 
 
The policy addresses the identification of land for industrial use, rural industries and 
incompatible use and development.  The provisions are similar to those in the 
STRLUS although the 5, 15 and 30 year time horizon for industrial land is replaced 
with a 15 year horizon.  Given the limited options for siting industrial land, it is 
considered essential that a long time horizon is consider.  The TPPs should also 
address issues such as innovation, coordination and economies of scale. 
 
Physical Infrastructure Section 
 
Provision of Services 
 
This policy addresses infrastructure capacity and siting, developer charges and 
sewer, electricity, telecommunications and waste.  Strategy 2 requires the 
identification of whether existing infrastructure has capacity for growth.  It is 
considered important that the section also address water and stormwater services. 
 
Strategy 2 requires the identification of whether existing infrastructure has capacity 
for growth.  It is considered important that the section also address water and 
stormwater services.  It is unclear what implementation measures are proposed to 
identify existing infrastructure capacity will occur, or, more importantly the strategic 
analysis of future infrastructure augmentation, extension or renewal.  This level of 
analysis is important but is also costly.  Sorell Council has long lobbied TasWater to 
undertake a sewerage strategy for Sorell and Midway Point.  Such strategies are 
funded through TasWater’s price and services plan which is set of a four yearly cycle.  
It is a challenge to coordinate this detailed work across multiple agencies and 
providers. 
 
Council is supportive of the potential role for infrastructure contributions to better 
manage, both in terms of the fair distribution of costs and in the more efficient 
release of land, infrastructure provision. 
 
Planning Processes Section 
 
Public Engagement 
 
Strategy five states ‘acknowledge that planning outcomes, derived through public 
engagement processes, involves compromise and trade-offs that balance the 
community’s social, economic and environmental interests’. 
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The strategy does not acknowledge the limitations set by legislation regarding how 
public engagement occurs in certain processes or the constraints that Planning 
Authorities are bound by when making planning decisions.  For statutory planning, 
the reality is that public engagement has little substantive effect on outcomes where 
decision-making is constrained by legislation and the specific provisions of planning 
scheme.  In strategic planning, community aspirations are constrained by policies 
such as these TPPs.  The strategy should distinguish between strategic and statutory 
planning engagement and clarify that outcomes may be informed by public 
engagement, but are rarely derived from such processes. 
 
Strategic Planning 
 
Strategy 1 states to ‘support the application of the precautionary principle where 
the implications of planning decisions on the environment, now and into the future, 
is not fully known or understood’.  The strategy is entirely appropriate and reflects 
one of the principles underpinning the RMPS.  How this is interpreted and applied 
could, however, be improved by also recognising that there is inherent uncertainty 
in making land use decisions today that remain in effect for a very long period of 
time.  The precautionary principle is one of several principles that need to be 
considered and should not be construed that uncertainty alone is a reason to not 
make decisions. 
 
Regulation 
 
That planning regulation should be the minimum necessary for the potential level of 
impact is an important statement for the TPPs to make.  There is also a critical need 
to coordinate (i.e., integrate) planning and other systems to result in the least 
amount of regulation necessary to protect the interest of the public and consumers. 
 
The TPPs should also reference the need to maintain a regulatory system that is 
current and efficient.  For instance, the existing administrative elements of the Land 
Use Planning and Approvals Act 1993 are particularly costly to applicants and 
Council’s and there are several practical changes that could be made to reduce time 
and costs. 
 
The key policy consideration is not whether the system is overly regulated or not, 
rather it is whether regulation is consistent, proportional, accountable and targeted 
at matters of value to the community. 
 
Other jurisdictions make greater use of planning regulation as a way to incentivise 
desired outcomes to bonuses and incentives, such as a higher density in exchange 
for affordable housing.  The Tasmanian system should become a more mature 
system and the TPPs should support the use of innovative land use regulation to 
incentivise positive change. 
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