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SUBMISSION TO THE TASMANIAN 
PLANNING COMMISSION 

Tasmanian Planning Scheme - Clarence 
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1. Purpose and scope of submission 

This submission is provided by the Planning Authority in response to the directions issued by the Tasmanian 

Planning Commission on 20 August 2026 and 16 September 2026 following its preliminary consideration of draft 

amendment PDPSPAMEND-2024-048902 and the associated draft permit. 

The submission addresses the following matters: 

A. Tasmanian Planning Policies: how the draft amendment satisfies the relevant Tasmanian Planning Policies, 

including the policies associated with industrial land; 

B. Section 32(4) of the Land Use Planning and Approvals Act 1993: the significant social, economic or 

environmental benefits provided by the amendment and Mornington Park Specific Area Plan, and the particular 

environmental, economic, social or spatial qualities of the land that require provisions unique to that land; 

C. Southern Tasmania Regional Land Use Strategy 2026: whether the draft amendment is, as far as 

practicable, consistent with the relevant provisions of the Southern Tasmania Regional Land Use Strategy 2026; 

D. Matters identified for discussion at the hearing: the drafting and operation of the Mornington Park Specific 

Area Plan and traffic circulation associated with the proposed Local Business Zone; and 

E. Conclusion: the Planning Authority’s overall position in response to the Commission’s directions. 

The Commission’s direction concerning the proposed reduction in car parking requirements was directed to the 

applicant. That matter is therefore not addressed substantively in this Planning Authority submission. 

This submission supplements the Planning Authority’s original assessment report and section 40K report and 

should be read with the certified draft amendment, associated draft permit, representations, referral responses 

and supporting technical material. It is confined to the additional matters identified in the Commission’s directions. 

The Planning Authority remains satisfied that the draft amendment meets the Local Provisions Schedule criteria. 
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B. Section 32(4) of the Land Use Planning and Approvals Act 1993 

B1. Statutory basis 

Section 32(4) of the Land Use Planning and Approvals Act 1993 provides for the inclusion in a Local Provisions 

Schedule of a provision applying to a particular area of land where: 

• the use or development of the land will be of significant social, economic or environmental benefit to the 

State, a region or a municipal area; or 

• the area of land has particular environmental, economic, social or spatial qualities that require provisions 

unique to that area. 

The Planning Authority relies on both grounds. They are addressed separately below and are not treated as 

interchangeable. 

The Planning Authority does not rely on the proposed variation to residential lot sizes, considered in isolation, as 

satisfying section 32(4). The justification arises from the integrated planning outcome enabled by the amendment 

and Mornington Park Specific Area Plan, together with the particular qualities of the land that require residential 

development, local business activity, public open space, access, infrastructure and staging to be coordinated 

across the site. 

B2. Section 32(4)(a): significant social and economic benefit 

The significant benefit is the integrated urban outcome enabled by the amendment and Specific Area Plan. This 

comprises additional and more diverse housing, local-scale business activity, consolidated public open space and 

coordinated movement, stormwater, servicing and staging across three adjoining titles. These are planning 

benefits arising from the statutory framework enabled by the amendment and are not confined to an increase in 

the development potential of the landowner’s property. 

Housing capacity and diversity 

Compared with the development capacity available under the existing Rural Living B Zone, the amendment would 

establish materially greater planned housing capacity within the metropolitan urban boundary. The supporting 

concept masterplan indicates an approximate capacity of 112 dwellings, incorporating a range of housing forms 

including detached dwellings, townhouses and shop-top apartments. This figure is indicative only and is not an 

approved or guaranteed development outcome. 

The final yield will depend on subsequent subdivision and development assessment, including bushfire, access, 

public open space, stormwater, servicing, infrastructure and environmental requirements. The concept 

nevertheless demonstrates the general order of additional housing capacity that may be enabled by replacing the 

existing Rural Living B framework with urban zoning and coordinated site-specific provisions. 

Under the existing Rural Living B Zone, the land cannot deliver the proposed combination of urban housing, local 

business activity, consolidated public open space and integrated infrastructure. The amendment therefore 

provides a material increase in planned housing capacity when compared with the realistic outcome available 

under the existing planning framework. 

The benefit also includes greater housing diversity. The Specific Area Plan provides a framework capable of 

supporting a wider range of lot sizes and residential forms than the existing Rural Living B Zone. 

This responds to the changing demographic characteristics of Clarence. Between 2009 and 2024, the population 

of Clarence increased by 12,208 people. Between 2023 and 2038, the population is projected to increase by a 

further 7,277 people, while the number of residents aged 65 years or older is projected to increase by 5,303 

people. These changes support planning for additional housing capacity and a greater range of housing forms 

suited to changing household sizes and needs. 
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The amendment does not guarantee the timing, final yield, affordability or tenure of future housing. Its benefit is 

the establishment of additional planned housing capacity and greater housing diversity within the metropolitan 

urban boundary. The Planning Authority does not rely on the subject land being the only available housing-

development opportunity in the Cambridge area. Appendix O of the application Planning Report identifies limited 

residential land-supply opportunities of comparable scale and consolidated ownership within the Cambridge 

locality. The Planning Authority relies on that assessment as supporting context, rather than as establishing that 

the subject land is the only available opportunity for residential growth. This supports, but is not determinative of, 

the significance of the additional planned housing capacity enabled by the amendment. 

Public open space 

The associated five-lot subdivision provides for a separate and consolidated public open space lot. Council’s 

earlier assessment identified qualitative limitations affecting existing open space in the locality, including 

fragmentation, limited accessibility, poor passive surveillance and reduced integration with surrounding residential 

streets. 

The proposed lot creates the opportunity for public open space to be integrated with the future residential, street 

and pedestrian network and subject to detailed design, stormwater infrastructure. Its planning benefit arises from 

its consolidated form and potential relationship with the wider development area, rather than merely from the area 

of land identified as open space. 

The final function, level of service, design, transfer arrangements, delivery, maintenance responsibilities and 

stormwater role will be determined through subsequent Council, subdivision and engineering processes. The 

Planning Authority does not rely on an unapproved design or an uncommitted level of embellishment as part of 

the section 32(4) justification. 

Local services and employment 

The proposed Local Business Zone would provide planning capacity for future business activity and employment 

as part of the wider residential and public open space outcome. The Planning Authority relies on this as capacity 

for future local-scale activity, not as a guarantee that particular businesses, services or employment outcomes will 

be delivered. 

The five-lot subdivision does not approve any business use or development. A subsequent application will be 

required to assess the proposed use and scale, access, internal circulation, parking, loading, waste collection, 

servicing, traffic effects and residential amenity. 

Coordinated infrastructure and movement 

The common ownership of the three titles enables roads, pedestrian movement, stormwater and utility 

infrastructure to be planned across the development area. The land is capable of connection to reticulated water 

and sewerage, subject to infrastructure-provider requirements. 

State Growth identified future road-planning considerations around Pass Road, Cambridge Road and the Tasman 

Highway but did not identify a constraint preventing the amendment. Detailed access, road, intersection and 

pedestrian matters will remain subject to subsequent subdivision, development and engineering assessment. 

Overall significance of the benefit 

The significance of the benefit is established by comparing the integrated amendment outcome with the realistic 

outcome under the existing Rural Living B Zone. The existing framework does not provide for the proposed 

combination of urban housing, local business activity, consolidated public open space and coordinated 

infrastructure. 

The benefit does not depend on every component of the concept masterplan being delivered. It arises from the 

statutory framework and planned development capacity established by the amendment and Specific Area Plan. 
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The Planning Authority therefore considers that section 32(4)(a) is satisfied. 

B3. Section 32(4)(b): particular qualities of the land 

The land has a combination of spatial and social qualities, and land-use relationships, that distinguish it from a 

conventional infill site or an isolated residential lot. Those qualities include: 

• three adjoining titles in common ownership; 

• a combined area of approximately 5.756 hectares; 

• location within the metropolitan urban boundary; 

• a position at the Cambridge-Mornington interface; 

• an immediate relationship with established residential development to the north and west; 

• proximity to the Cambridge and Mornington employment, industrial and commercial areas; 

• frontage and access relationships with Cambridge Road and Pass Road; 

• a broader relationship with the Tasman Highway and future transport planning around the Pass Road and 

Cambridge Road interface; 

• exposure to bushfire considerations and a relationship with nearby potentially impacting activities; 

• capacity to provide a substantial and consolidated public open space area; 

• the proposed application of General Residential, Local Business and Open Space zoning within one 

development area; and 

• the need to coordinate access, movement, servicing, stormwater, public open space, hazard management 

and staging across the site. 

Common ownership provides an opportunity for coordinated planning. However, the proposed application of three 

different zones means that a framework is also required to ensure that the residential, business and public open 

space components operate as an integrated development area rather than as unrelated parcels. 

The land’s position between established residential development and the wider Cambridge-Mornington 

employment area requires careful management of land-use interfaces. The Specific Area Plan provides a 

mechanism for coordinating the proposed land uses and managing their relationships with surrounding land. 

The land’s relationship with Cambridge Road and Pass Road requires vehicle access, internal roads, pedestrian 

movement and servicing to be considered across the development area. Development through independent 

applications applying only to individual titles or zones could result in fragmented access, movement and 

infrastructure outcomes. 

Bushfire conditions require the ultimate subdivision layout to respond to detailed assessment of separation 

distances, building areas, hazard management areas, water supply and emergency access. The Tasmania Fire 

Service did not object to the five-lot subdivision but identified matters requiring resolution in later subdivision 

design. The Specific Area Plan regulates lot configuration and road alignment by reference to Figure CLA-SXX.1. 

The capacity of that framework to accommodate changes required by detailed bushfire assessment should 

therefore be considered as part of the Commission’s review of the SAP drafting. 

The consolidated public open space component is also relevant to the qualities of the land and the planning 

outcome sought. It is intended to serve a function extending beyond the needs of one residential lot or subdivision 

stage. Integrating the open space with future residential development, roads, pedestrian connections and 

stormwater infrastructure requires consideration across the wider landholding. 

Taken together, these qualities support a coordinated statutory framework extending beyond the outcomes that 

would be secured through unrelated applications applying separately to individual zones or titles. The Specific 

Area Plan is not justified merely by a proposed variation to residential lot size. It is justified by the need to 
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proposed reduction in residential lot size. It arises from the relationship between those provisions and the 

coordinated development outcome sought across the three titles. 

The Specific Area Plan does not contain separate operative provisions controlling infrastructure staging, water or 

sewer servicing, stormwater design, bushfire hazard management or use and development within the Local 

Business Zone. Those matters should not be presented as independently regulated by the SAP or as unique SAP 

provisions supporting section 32(4). They remain subject to the applicable zone and code provisions, 

infrastructure-provider requirements, permit conditions and engineering approvals. 

B5. Conclusion on section 32(4) 

The Planning Authority considers that both limbs of section 32(4) are satisfied. 

Section 32(4)(a) is satisfied because the amendment and Specific Area Plan establish planning capacity for 

significant social and economic benefits, comprising materially greater housing capacity and diversity than is 

available under the existing Rural Living B Zone, consolidated public open space, and a coordinated residential 

subdivision and movement framework within the metropolitan urban boundary. The rezoning also provides 

capacity for future business activity and employment, subject to separate assessment under the Local Business 

Zone. 

Section 32(4)(b) is satisfied because the site’s area, consolidated ownership, proposed application of three zones, 

road relationships, public open space outcome, bushfire considerations and interfaces with residential and 

employment land create particular spatial and social qualities and land-use relationships requiring coordinated 

provisions for residential use, density, built form, subdivision, roads and public open space. 

The provisions identified in Section B4 are directed to those benefits and qualities. The justification does not rest 

solely on facilitating a preferred subdivision layout or varying the ordinary residential density and built-form 

standards. Future subdivision and development will remain subject to the applicable planning scheme provisions 

and detailed technical assessment. 

Accordingly, the Planning Authority considers that the Mornington Park Specific Area Plan is justified under 

section 32(4) of the Land Use Planning and Approvals Act 1993. 
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The amendment directs urban growth to land within the metropolitan urban boundary, increases planned housing 

capacity and diversity, integrates local services and public open space, and provides for coordinated 

infrastructure delivery. It does not remove industrially zoned land, alter the Cambridge Regionally Significant 

Industrial Precinct or preclude future strategic road planning. 

Subsequent subdivision and development will remain subject to detailed assessment of bushfire, servicing, 

stormwater, access, traffic, environmental and infrastructure matters. The net residential density must also be 

confirmed against the mandatory growth-management target. 

Subject to that confirmation, or demonstration that identified on-site constraints require a variation, the Planning 

Authority is satisfied that the amendment is, as far as practicable, consistent with the relevant Statements of 

Intent, Outcomes and Regional Strategies. 

 

D. Matters identified for discussion at the hearing 

D1. Drafting and operation of the Mornington Park Specific Area Plan 

The Mornington Park Specific Area Plan establishes site-specific provisions for residential use, density and built 

form, subdivision, public open space, roads and dwelling parking. 

CLA-SXX.8.1 regulates future lot configuration by reference to Figure CLA-SXX.1. Its acceptable solution requires 

each proposed lot to be consistent with the figure. Its performance criterion requires the lot configuration to 

generally accord with the road alignment and lot layout shown and prevents additional residential lots beyond 

those identified. CLA-SXX.8.2 similarly requires roads to be consistent with Figure CLA-SXX.1 under its 

acceptable solution, while providing a performance pathway based on access, connectivity, safety and movement 

considerations. 

Figure CLA-SXX.1 therefore has an operative role and cannot be characterised as having no statutory effect. At 

the same time, the performance criteria in CLA-SXX.8.1 and CLA-SXX.8.2 provide some capacity to assess a 

layout that is not strictly consistent with the figure. 

Future subdivision must also satisfy the Bushfire-Prone Areas Code and other applicable planning scheme, 

servicing and engineering requirements. The Planning Authority considers that the final drafting should preserve 

the intended coordination of residential lot types, roads and public open space while ensuring that the SAP does 

not prevent a demonstrated response to bushfire, stormwater, servicing or engineering requirements. 

If the Commission considers clarification necessary, the Planning Authority would support a confined drafting 

modification that preserves the exhibited planning outcome while making clear that compliance with Figure CLA-

SXX.1 does not displace or override applicable code, servicing or engineering requirements. 

D2. Traffic circulation associated with the Local Business Zone 

The proposed Local Business Zone is located on the balance lot. The associated five-lot subdivision does not 

approve any business use or development of that land. 

The submitted concept masterplan, Concept Services Plan and Traffic Impact Assessment demonstrate, at a 

conceptual level, that access, servicing and movement can be considered as part of the wider development 

framework. However, the nature, scale, layout and operating characteristics of any business development are not 

yet known. 

A future application for business use or development will therefore be required to address vehicle access, internal 

circulation, parking, loading, waste collection, pedestrian and cyclist movement, traffic generation, residential 
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amenity and the relationship with the public open space and surrounding road network. 

The two existing dwellings on the balance lot presently have access to Pass Road. The five-lot subdivision does 

not intensify those residential uses or approve any change to their access arrangements. Any issue concerning 

the legal status or future alteration of those uses and accesses should be determined under the planning scheme 

when a relevant application is made. 

State Growth identified the need to preserve future planning options around Pass Road, Cambridge Road and the 

Tasman Highway but did not identify a transport constraint preventing the amendment. Council’s engineering 

officers and State Growth did not object to the proposal. 

The Planning Authority considers that the five-lot subdivision provides an appropriate initial land-division 

framework and that detailed Local Business Zone circulation should be assessed when the nature, scale and 

layout of the business development are known. The absence of final circulation plans at this stage does not, of 

itself, demonstrate that the proposed zoning or Specific Area Plan is unsuitable. 

 

E. Conclusion 

The Planning Authority has considered the matters identified in the Commission’s directions dated 20 August and 

16 September 2026. 

The draft amendment is consistent with the relevant Tasmanian Planning Policies. It provides for coordinated 

urban growth within the metropolitan urban boundary, materially greater planned housing capacity and diversity 

than is available under the existing Rural Living B Zone, consolidated public open space and coordinated 

infrastructure planning. It would not remove industrially zoned land, alter the Cambridge Regionally Significant 

Industrial Precinct or displace an existing industrial use. Future sensitive use and development will remain subject 

to the Attenuation Code where applicable. 

The Planning Authority considers that section 32(4) of the Land Use Planning and Approvals Act 1993 is satisfied. 

The amendment and Specific Area Plan establish planning capacity for significant social and economic benefits 

and respond to the particular spatial and social qualities and land-use relationships of the site that require 

coordinated provisions for residential use, density, built form, subdivision, roads and public open space. 

The amendment also aligns with the principal relevant directions of the Southern Tasmania Regional Land Use 

Strategy 2026. Before lodgement, the Planning Authority must confirm that the proposal achieves the mandatory 

minimum net residential density of 15 dwellings per hectare or provide evidence that identified on-site constraints 

require variation. The final conclusion on consistency with the regional strategy should be expressed only after 

that matter has been resolved. 

The supporting concept masterplan and indicative dwelling yield do not constitute an approved development 

outcome. However, CLA-SXX.8.1 and CLA-SXX.8.2 regulate future subdivision and roads by reference to Figure 

CLA-SXX.1. Future subdivision and development, including development within the Local Business Zone, will 

require separate assessment against the Specific Area Plan, applicable zone and code provisions and relevant 

infrastructure, environmental, hazard and engineering requirements. 

Subject to confirmation of the net residential density matter and any confined drafting clarification considered 

necessary to reconcile Figure CLA-SXX.1 with applicable technical requirements, the Planning Authority remains 

satisfied that draft amendment PDPSPAMEND-2024-048902 meets the Local Provisions Schedule criteria and 

should be approved. 

 

 
 












