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Submission

To the General Manager, Shane Crawford

I thank Council for the opportunity to comment on the Draft Waratah-Wynyard Local Provisions 
Schedule. I submit this representation for the benefit of Staff and Councillors to consider. The key points 
I wish to raise are that: 

         There is no scenic protection code in the WW LPS;
         There is no local historic heritage code in the WW LPS;
         The current and proposed zoning of Myalla Recreation Ground is unsuitable;
         There lacks provision for a new / enhanced village settlement to the south and / or west of 
Wynyard, and;
         The proposed rezoning of Langley Park and intent to rationalise does not represent 
considerate and acceptable planning for the town of Somerset.

I acknowledge the body of work that has gone into this process and commend Council staff and 
Councillors for their efforts. Whilst the zoning for most areas does not greatly differ from the Interim 
Planning Scheme, the changes that have occurred (with the exception of Langley Park) are generally 
reasonable and justified.

I have elaborated on the points made (see below), and I hope that these can be considered prior to the 
adoption of the final WW LPS for the TPS.

Regards,

Codie Hutchison

 

POINT 1 – Consider Scenic Protection Code Overlay

Scenic Protection Code – To recognise the valuable scenic areas in the municipality

Scenic Protection Area – 

1.       Freestone Cove (Fossil Bluff to Table Cape coastline)
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2.       West Takone/Meunna Campbell Range to – Arthur River
3.       Boat Harbour Beach to Sisters Beach Coastline
4.       Tollymore Road roadside lookout to Boat Harbour Beach
5.       Mount Sunshine – Sisters Hills – Two Sisters Landscape

 

POINT 2 – Consider Local Historic Heritage Code Overlay

Local Historic Heritage Code – To recognise the important historical or archaeologically significant areas 
in the municipality

1.       Freestone Cove 
2.       Fossil Bluff
3.       Western Bay, Boat Harbour Beach 
4.       Sisters Beach Coastline
5.       Waratah locations (consult broadly)
6.       Preolenna/Maweena (former coal mine)
7.       Corinna (consult broadly)
8.       **(More as identified)**

 

POINT 3 – Rezone Myalla Recreation Ground from ‘Agriculture Zone’ to ‘Recreation Zone’

To reflect the historical, current, and ongoing use, Myalla Recreation Ground should be zoned as 
Recreation, not as Agriculture as per the current draft proposal.

POINT 4 – Rezone an area south west of Wynyard to create a new settlement or enhance an existing 
area with a combination of increased LDRZ & Village Zoning.

Much of what I stated in my feedback for the Liveable Waratah-Wynyard Settlement Strategy in early 
2021, remains the same. I have re-attached a copy for your benefit, with pages 11 & 12 discussing new 
settlements.

POINT 5 – Revise & discard the idea to ‘rationalise’ public open space at Langley Park, Somerset.

Having not been privy to historical conversations regarding the development of the Somerset Recreation 
Master plan in the past, I was still aware from 2017 when the idea was pitched to the municipality about 
the planned relocation of Langley Park users to the west of Somerset Primary School.

In recent times, the General Manager has expressed that limited consultation had occurred about the 
rezoning of Langley Park from recreation to General residential. This was during the preparation of the 
Waratah Wynyard Settlement Strategy in early 2021. I am concerned that not much consultation has 
taken place in that time and that whilst relocation is a decision to be made by existing Langley Park 
users; the rezoning and potential rationalisation is very much a decision for the municipality. 
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I oppose the sale of Langley Park for residential or visitor accommodation use. And therefore I oppose 
the rezoning from Recreation to General Residential.

On Page 18 Appendix D – Response to CCRLUS, it states that “Council’s Open Space, Sport and 
Recreation Plan has not identified a need for more land, but has recommended the rationalisation of 
some sites and facilities. This has resulted in the rezoning of Langley Park from Open Space to 
Residential. The sport uses will be re‐located to the Somerset sports precinct, with Langley park identified 
as a prime development site by the Central Area Development Strategies.”

Council’s OSSR Plan is a Council document. It cannot be argued by Council that there is no need for more 
land, because it says so in a Council document. This is circular argumentation. As a resident of Waratah-
Wynyard and someone that has lived and worked in Somerset, I would suggest that for the growing 
community of Somerset, more recreation areas are needed now and will be needed in the future. 
Somerset needs to be future proofed for what is likely to occur: more residential development in 
Somerset. The recreation areas in Somerset should become more diverse to offer residents of Somerset 
and surrounds more opportunities for leisure activities.

I have seen no evidence that the Somerset Primary School recreation precinct is being developed, so in 
terms of the acceleration towards rezoning, relocation of users, and rationalisation of Langley Park – 
there appears to be some backward thinking.

The Council needs to give the community confidence by gaining external funds to progress a Somerset 
Recreation Park – almost to completion – before it starts to make way for contentious disposal of public 
land.

The council needs to prioritise its activities. The cynic would conclude that a ‘preferred’ private 
developer has already been established, the EOI will be a façade, and that whatever ‘redevelopment’ 
has been proposed in the past is likely to be steam rolled without any community input. Is this the real 
reason why in the Central Area Development Strategy (CADS), the Settlement Strategy, the OSSR Plan, 
and now the LPS documents keep pushing the common suggestion to rezone Langley Park and sell it off 
to a private developer? There is something very concerning about this whole process, and when a lot of 
money is involved, it can indicate that something else is going on behind the scenes.

In the Central Area Development Strategy, plans were outlined for the Timber Veneer Mill site to be 
repurposed for alternate uses, including footbridges linking Langley Park and the Mill site. Considering 
that the Mill site is not likely to be transferred into Council hands or private developers for a very long 
time, these plans are mostly void and should be sent back to the drawing board.

Waratah-Wynyard Council should be promoting existing accommodation providers in the area, not 
opening up public land for more competition in the market. If private landowners want to develop 
permitted visitor accommodation in Somerset, it should not be via Council at the expense of the 
community’s public land.
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The land at Langley Park is central to the Somerset area and very accessible to all residents. Council has 
highlighted opportunities to expand access through footbridges across the highway. Important 
foreshore spaces should not be sold for general residential land, but retained for community use given 
the location of this public area. 

In the 2021 Settlement Strategy, Council identified other areas for increasing residential zoning to the 
south west of Somerset, at the far western ends of Pelissier St/Cardigan St. and the start of Seabrook 
Road. Somerset is not constrained for space, and even though I agree with Council that urban sprawl has 
negative aspects, Somerset has potential for medium density housing to cater for demand to reduce the 
risk of urban sprawl.

As can be shown, Somerset can and should retain recreation zoning for Langley Park. Council’s financial 
position is positive. There is no rationale for rationalisation of this community asset, and should be 
maintained indefinitely for community recreational use.
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INTRODUCTION 
 

The Draft Liveable Waratah-Wynyard Settlement Strategy is not cohesive and sends mixed messages. It 
is a large document that has obviously been developed by a number of people, and needs more 
oversight from management to ensure that each section has a consistent approach. Its failings are 
multiple, namely that it ignores rural communities, it proposes to rezone land on the periphery of the 
town, contrary to the quotes it uses in the rationale that says that this is inappropriate, employs some 
pseudo environmental arguments to convince the reader that cars are bad, so there ‘must’ be some 
land rezoning, and the underlying agenda of the land zoning proposals are obscure. It carries on with 
the poorly consulted and communicated OSSR plans to rezone Langley Park, Somerset, and relocate 
existing users and its most ultimate mistake is that it neglects the possibility of strengthening minor 
settlements or creating new settlements.  

 
Whilst the document contains some thoughtful insights from some staff and some valuable community 
feedback, the premise of the strategy is in fundamental error and thus the document ought to be e-
shredded or placed on the digital shelf along with the many other poorly constructed documents 
created by this Council over the last two decades. 
 
Codie Hutchison 

 

LOCAL PROVISIONS SCHEDULES 

When does the community get to see the Local Provisions Schedule (LPS) for the new Tasmanian 
Planning Scheme? 
  
Cr. Fairbrother at the November community run planning meeting said that the Local Provisions 
Schedules (LPS) for Waratah-Wynyard as part of the development of the new Tasmanian Planning 
Scheme would be available for public comment soon, and has since stated that this will still be a 
number of weeks/months away as it is still with the Tasmanian Planning Commission. Burnie City 
Council and Devonport City Council already have their zones and codes on the LIST Map. Where is 
Waratah-Wynyard? Missing in Action? 
 
Can a Settlement Strategy, such as the one currently advertised for public comment really have the 
complete details without the finalisation of these LPS’ and the Adoption of the new planning scheme? 
Isn’t this a scenario of cart before the horse. If statewide policies dictate to regional and local 
frameworks, would it be advisable to wait to adopt a Settlement Strategy at a later date? 
 
Surely it would make sense to see the Settlement strategy in light of the LPS - so the community can see 
how the two compliment and work together. 
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In the draft strategy, on page 7. It says that “rural and agricultural zones are generally outside of the 
scope of this project as this was considered heavily when drafting the Local Provisions Schedule (LPS).” 
 
The Tasmanian planning scheme will have different codes like Bushfire Prone, Scenic Protection, coastal 
inundation, and additional or modified zones. These codes and responses from the Tasmanian Planning 
Commission could potential alter many things within the Liveable/Settlement Strategy. Will Rural Living 
Zones and Low Density Residential Zones remain through the transition between planning schemes? 
 
So I am just confused as to whether this method of planning ‘Settlements’ is really holisitic, or whether 
the community will just need to be consulted all over again in a few months, and if it will end up 
contributing to what some Councillors refer to as ‘Planning Fatigue’. 
 

DEFINITIONS 

What is a settlement? Is it a small number of people or house established in a new area? 
Why is the Liveable/Settlement strategy only focused on 'major' settlements? 
 
This draft Liveable/Settlement strategy only focuses on existing settlements of Wynyard, Somerset, 
Sisters Beach, Boat Harbour Beach, Yolla, and Waratah and says nothing about any other rural areas or 
where the relationships are between major settlements, minor settlements, and the wider district. 
 
Is liveability a concern for minor settlements and rural areas? 
  
Definition of Liveability - The Cradle Coast Regional Land Use Strategy 

 “It further defines liveable towns and villages as places which: are accessible, affordable, 
attractive, clean, connected, convenient, diverse, healthy, inclusive, pleasant, safe, secure, 
sustainable and uncongested areas in which to live, work or visit for business or pleasure. It adds 
that they enable people to meet their “individual and collective needs for active, healthy and 
safe daily living and personal and social development throughout an entire lifetime, including for 
employment, housing, health, education, social inclusion and recreation; and which provide 
attractive, convenient, functional, secure and sustainable places” 

 
It sounds as if most of these definitions of liveability are either subjective or dependent on the people 
who live there. 

Subjective – attractive, clean, convenient, healthy, inclusive, pleasant, safe, sustainable 
People dependent – clean, diverse, healthy, inclusive, pleasant, safe, secure, sustainable 

 
One thing that is apparent is affordability – is Waratah-Wynyard affordable? If it isn’t, will any amount 
of liveable strategizing assist with this? Are you going to engage in some rates policies to incentivise 
multi-property owners to free up properties for non-owners to be able to afford to enter the market? 
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Can the Council really influence the traits of individuals and shape culture to have such a degree of 
influence on the liveability of a place? 
 
Whatever Council does, it must be people oriented, and it must be people driven. 
 
 
Council also noted the subjectivity of the concepts in question: 
'Character is inevitably contentious and subjective.'  - p138 
‘the way many needs are met are subjective’ - p11 
‘Given the subjective nature of liveability we have relied significantly on the survey of community values 
undertaken for this strategy to set its priorities’  - p11 
 
How many respondents in the initial feedback period? 107!!! 
 
In a municipality where presumably at least half of the 13000 residents are adults, 107 out of 6500 
people is hardly representative. If input in this draft settlement if the total number of people does not 
exceed 500 people, Council needs to engage more broadly and gain a greater response to reduce the 
risk of creating strategy based on minority views. 
 
 
Number of houses: 
From the document -  
Municipality Total Houses – 6600, of that 5024 Houses in Towns and Villages 
 
A reference was made to approximately 5300 houses included in the strategy, but overall, Council is 
missing between 1200 & 1600 households in its analysis of liveability in the municipality. 
 

LANGLEY PARK SOMERSET 
During the February 2021 Council meeting, I asked the following question. 
 
On Page 108, the current plan is to rezone Langley Park Somerset from Recreation Zoning to General 
Residential Zoning. Presumably this is the next step towards the OSSR & CADS proposed relocation of 
existing users to Department of Education land adjacent Somerset Primary School, then commencing 
the sale of land for development or housing subdivision. Have the Somerset Football Club and Somerset 
Cricket Club been consulted on these proposed changes, now we see them again within the Liveable 
Waratah-Wynyard Settlement Strategy? Are they supportive of these changes, and in general are they 
supportive of the potential relocation to a new recreation space yet to be developed? 
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The General Managers response was that ‘No the Cricket Club and the Football Club have not been 

consulted recently on the proposed rezoning – but there have been discussions in the past about the 

proposal. 

So if the clubs haven’t been consulted, then it could imply that they are not supportive. 

Even if existing users were eventually relocated, I do not believe that this public land should be 

transformed to Residential housing.  

I object to this rezoning. This land could be maintained as open sport, space, & recreation land for 

general public use and park lands / pump track or Bike Park. 

The council is pushing the East Wynyard foreshore for youth spaces, but it appears that the foreshore 

land is constrained, especially now that the playground occupies a substantial foot print. It could be that 

the East Wynyard residents are a bit bedazzled by the various changes happening – i.e. disposal of old 

playground, construction of new playground, anti-social behaviour at new playground, sale of public 

land in East Wynyard community, building of a new Yacht Club, approval of multistory apartments along 

the existing Beach Retreat Tourist Park. 

Community values progress, but change too quickly, and community feels disrupted. 

The East Wynyard Foreshore needs very minor changes, whereas the Somerset Foreshore and Langley 

Park have not been substantially changed in recent years. With the addition of a new playground at 

ANZAC park and changes at the Cam River Reserve area, the Somerset foreshore would be significantly 

enhanced by the retaining of as much recreation space as possible. Somerset in General already has a 

limited amount of Recreation and Open Space Zonings, and even with a change in recreational facilities, 

the increase in General Residential zoning should equate to a higher amount of Recreation Zoned and 

Open Space Zoned land in the new planning scheme. 

 

RIVER ROAD / TABLE CAPE ROAD REZONING 
Who could be against this? Greater access to one of the many nice places in Wynyard. And yes it ticks 

all the boxes that Council has created for itself. 

But…. 

Have existing residents off Table Cape Rd. and River Rd. been consulted? What do they think? Will 

existing land owners be happy to subdivide / sell? 
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Redevelopments are cropping up in various places. Notably the subdivision adjacent the Seabrook Golf 

Course has yet to be fully developed for building potential. The East Wynyard Foreshore/Inglis River 

Mouth land has proposed developments. 

Why is Council targeting these land parcels in particular? Was it made to look like a range of options 
were explored - were land owners consulted in this 'exploratory' phase? Or were they explored after 
the fact - after 1 or 2 sites were determined to be of high value for Council to increase their rate 
revenue? 
  
What is the agricultural rating of these areas? In the strategy it says that the agricultural value of these 
spaces is not very high (River Road – Class 5 soil; Ramsden St- Class 3 soils and some Class 4+5 soils), but 
the satellite maps and onsite viewing highlight existing uses from cropping and livestock – so they must 
have some degree of agricultural value. 
 
Yes development applications are increasing, and yes the local market is experience supply issues, but is 
this really the greatest option for Wynyard & Somerset, to rezone agricultural land? 
One has to ask why. Why here? Was it really the best choice, or have land owners requested the Council 

to rezone – is it really a profit making exercise for land owners and Council at the expense of rural lots – 

note that Councillors Hyland, Walsh, and Courtney all voted against the approved cabins DA in Boat 

Harbour in December 2020. 

Is Council being consistent? 

The reality is this land will be LDRZ/RLZ, presumably reasonably large sized blocks. The target market is 

already aiming at a certain price bracket. The land will be in a sought after area, further pushing the 

starting land values up. If existing demand is maintained for Wynyard properties, land values will only 

go in one direction. In essence, rezoning this area for future land release is only going to be for a certain 

portion of the market, as we see in the following excerpt from Council staff: 

 
“There is also a latent demand for Rural Living lots aimed at the ‘top end’ of the market. These 
require high amenity, low constraint locations with an attractive view. There is little market 
elasticity for these buyers. If they don’t find what they want here, they don’t have to accept 
second best and will look elsewhere. Choosing to cater for this sophisticated demand can have 
good and bad outcomes that may distort the housing market. If it is successful in attracting well-
heeled people, it would seem to be an effective way to inject money into the local economy and 
broaden the economic base of the Waratah-Wynyard community. This would bolster confidence 
more broadly in buying into the area. However, although it cannot be quantified exactly 
releasing more RLZ looks likely to diminish demand for GRZ housing, particularly for those of 
more modest means. This happens as those people who are more tied to the area would choose 
a larger lot, further away from town if one was available.”  
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“This shift in emphasis from smaller, more highly clustered GRZ lots to larger, more dispersed 
RLZ lots would have the effect of generally reducing densities, locating people further from 
services and so would contribute to sprawl. This raises many resource implications, it increases 
vulnerability as a greater proportion of the population lives where walking is less viable, thus 
increasing vehicle dependency and runs counter to the aspirations and intent of CCRLUS.”  
 
Reference: Appendix 4 Supply and Demand - P.20 (3.1.3.7 Hidden demand) 

 

CARS VS. HUMANS 
The fundamental premise that our dependence on cars is unhealthy is shaky, and it sets up the whole 
framework for the cycling and walking communities that Council appears to be aiming to provide the 
underlying rationale for rezoning property in the major settlements. I am not against the principle of 
reduced car dependency or enhanced walking access within and between towns, but I do not think in 
contemporary society that it is a core motivation for how rural and regional communities are 
structured. It is city based thinking, and naturally the convenience of cities have attracted many to it, 
thereby transforming it into the very definition of unhealthy, with unfettered urban sprawl and all the 
social issues that arise when trying to move great populations between city centres and suburbs every 
day (with cars, I might add!). As recently as today, Councils in the Greater Hobart region were calling for 
fewer cars in the city to reduce congestion. It is a practical response to city based issues and cannot be 
applied everywhere with the same approach. 
  
The reality in regional centres is a stark contrast. Low populations, small population densities, short 
commute times to areas of work and leisure, means that the issue of commuting distances is mitigated, 
and that there is ample time for everyone, regardless of the demands on their life can afford time to be 
as healthy as they so please. The argument that the community should plan to become less dependent 
on cars, but then provide nothing for rural communities to reduce this dependency shows how much 
the Council thinks outside of the major settlements of Wynyard and Somerset. 
 
If a society was structured so that it was more equitable, accessible and affordable for all, then maybe 
village/town/city living would be more achievable and cars might slowly become less important. 
  
It could be that we are moving into the ‘great’ technological civilization, which includes smart cars, 
driverless cars, alternate and renewable energy vehicles, ridesharing platforms, vertical takeoff 
passenger drones, increasing reliability on delivery services within towns and to rural areas, click and 
collect services, enhanced road networks, global telecommunication networks with satellites set to 
‘connect’ the planet. Maybe we’ll see a High Speed Rail, maybe with fitness centres on board? Or even 
Teleportation? 
 
Transport will adapt and change. With the Bass Highway Upgrades, Coastal Bike Pathway, it seems that 
connectivity and reliable infrastructure are high priorities. In the Integrated Council Environment Plan 

Version: 1, Version Date: 25/05/2022
Document Set ID: 1139124
Version: 5, Version Date: 16/06/2022
Document Set ID: 1138623



8 
 

(iCEP), Council even desires to obtain electric vehicles as a way of transitioning to more environmentally 
friendly transport.  
 
This council wants to make it a priority for people to live in town, so they can walk 4km return trips to 
pick up their groceries. This may still be too far for many in the community. Yes they can make use of 
existing walking tracks, but so can General Residential Zoned lots in existing settlements, of which there 
is plenty of supply. The next question then becomes, is council willing to support appropriately placed 
multi-story apartment developments -accessible for all abilities, in the areas of Somerset and Wynyard? 
If Council is willing, is the community supportive? If Council is unwilling – then it has no serious 
intention of addressing phantom housing shortages to prevent urban sprawl and support ‘healthy’ 
lifestyles with reduced car dependence. Maybe Council should get rid of its plant equipment and vehicle 
fleet and lead the example by foot and bike! 
 
Who else benefits from less cars on the roads? The road maintenance crews, Councils, and State 
Government! Will our rates get less as a result? I highly doubt it. So where will the difference go with 
less road maintenance expenses yet the same/increase rates - Council will profit!  
 
A large minority of the municipality live in rural areas where services are dispersed. Even people in the 
major towns of Wynyard and Somerset still travel to other regional centres for goods, services, 
recreation and employment opportunities (i.e. West – Circular Head; East – Burnie, Central Coast, 
Devonport etc., South – West Coast). 
 
Residents in this municipality are not the only people to work, recreate, and shop in Waratah-Wynyard. 
As long as this is the case, a variety of residents within the municipality will travel elsewhere to do 
similar things. It is an illusion to think that making an area cycling or walking friendly is going to stop this 
phenomenon. Yes, more people will take advantage of local opportunities to cycle or walk, but forces 
beyond local government control will determine the economic drive. Wynyard and most of Somerset is 
accessible on foot or on bike. I don’t really think this Settlement strategy adds anything of substance. It 
is mostly fluff written to justify the ends of rezoning a couple of plots of land in Wynyard and Somerset, 
and to reassure Boat Harbour Beach and Sisters Beach residents that there won’t be much more 
development (but of course Council can change its mind in the near future!) 
 
By focusing on the pedestrian experience, you neglect a whole sector of the community that loathe 
being in big towns, and want to be in and out as conveniently and quickly as possible - which means 
better access for carrying loads to regional areas. 
 
The real mileage is from Rural areas into towns. I believe that Rural residents are always at a 
disadvantage in terms of access and convenience. They buy/rent knowing full well the reality. But 
Councils don’t have to ignore this disadvantage. They can realise it and come up with solution(s). 
 
A current councillor once said to me – Instead of expecting Council to provide services where you live, 
maybe go and live where Council already provides those services.  
 
Thanks, Councillor!  
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Do not forget that the Rural communities are part of the municipality too. If Council is unwilling to 
provide services or even consider how it can create strategies to support all members of the 
municipality, then it maintains the patterns of disadvantage. 
  
Enhancing village and rural hubs so that going in to Wynyard / Somerset becomes less of a priority. 
Rezoning Rural Resource into Rural Living / Rural Residential or whatever terminology is used whereby 
small rural villages can increase their density in a defined allotment seems to be a more appropriate 
solution that would be preferable than the ever expanding regional centres. 
  

URBAN SPRAWL 
 
Why not reduce urban sprawl by supporting existing settlements to grow to certain sizes (i.e. that 
means not rezoning land, but encouraging existing properties to accommodate more housing 
(undeveloped land), better designed housing (poor developed), cohousing (shared development), 
multiple dwelling housing, or transforming former rural settlements into settlements once again? 
  
At what point does urban sprawl become bad? 
  

Point 1: Yolla? 
Point 2: BHB? 
Point 4: Sisters Beach? 
Point 5: Waratah? 
Point 6: Somerset? 
Point 7: Wynyard? 

  
Would any of these places be considered as ‘sprawl’? If sprawl is such a bad thing, why do most towns 
and cities worldwide do it? Is it an inevitable feature of human society? This document talks about the 
evils of urban sprawl (have you been outside of Tasmania??) – yet it keeps happening across the world, 
despite such noble intentions by those elite planners who are about 70 years too late. So much for 
planning! Seems like governments and planners have limited if any power to prevent urban sprawl, so 
instead get on with the business of supporting it. 
  
Unless you have intentions of turning Wynyard into a City, or allowing the ‘wretched’ Burnie City 
Council turn Somerset into its outer suburb, urban sprawl is not a problem if the Council does not 
rezone areas.  
  
But wait! How bad is urban sprawl? 
  
Obviously not bad enough, so Council has decided to draft some plans for urban sprawl! 
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Off Table Cape Road, parallel to River Road in Wynyard, and Ramsden Street in Somerset. 
  
Why? Because increasing residential living adjacent to settlements is a good thing, whereas rezoning or 
developing outside of villages is not. 
  
So the question is, does Council want urban sprawl or not? There seems to be some confusion. 
  
So maybe relook at where you want rural living zones, or get rid of the part that says how bad urban 
sprawl is, and how bad driving cars is for health (rural communities will still be ‘fully dependent’ on cars 
for everything under this strategy, about 20% of the municipality!) 
  
What about developing strategies for community self-sufficiency, so they are less likely to have to travel 
to meet their needs? Creating and enhancing public spaces for meeting needs, supporting exchange 
services locally, maintaining public recreation spaces instead of selling them off – or at the very least, 
utilising these funds for strategically placed facilities along roads of frequent usage. 
  
  
On Page 5 of the Strategy is says: 
“the Cradle Coast Regional Land Use Strategy (CCRLUS), requires this strategy to identify, protect and 
enhance the qualities that contribute to the liveability of the towns and villages of the municipality. It 
emphasises that the low population growth predicted in the CCRLUS and the greater growth outlined in 
the more recent Sustainable Murchison Community Plan should be accommodated principally by 
consolidating towns and villages rather than expanding them. This requires finding ways to sensitively 
and appropriately develop vacant and underutilised land that is already zoned wherever possible rather 
than zone more land on the peripheries of our towns and villages where possible. 
  
  
Key - Develop available zoned land than zone more land on peripheries 
Question – If it is such a priority to consolidate towns and villages rather than expanding them - then 
what is the point of rezoning on the periphery, as has been outlined in this draft strategy? 
  
  
P. 17 and P.18 of the Draft strategy – 
An older population will also mean households will become smaller. This happens as children leave home 
and couples separate or are widowed. It is envisaged that household size in the Cradle Coast Region will 
fall from around 2.3 to 2.4 persons to approximately 2.1 persons by 2030. Assuming household size 
stabilises after this point this represents an approximately 11% drop over the lifetime of this strategy or 
about 0.5% a year. This means that even if the population declines, if it declines less than 0.5% per 
annum more dwellings will be required as the number of dwellings needed to house a given number of 
people will increase. If the population was to remain unchanged at 13,828 and household size reduces as 
anticipated, the municipality would need to increase the number of occupied dwellings from 5,376 
dwellings to 6016 dwellings (a further 640 dwellings) during the lifetime of this study to house everyone. 
This would represent 12% growth in existing housing stock over the next 20 years or 32 dwellings a year. 
Over the last 5 years we have been approving development applications at a rate of 61 dwellings per 
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year, so assuming these approvals for dwellings are built we are on target to approve adequate 
dwellings. Given that State government projections suggest that the municipalities population may 
decline to 12000, this population could be housed in 5714 dwellings which would only require a further 
340 dwellings across the municipality. This equals 17 dwellings a year. This level of development has 
been amply met by current approvals for 61 dwellings per year. 
 
So according to the stats we’ve got a declining and aging population, and current projections mean we 
need 17 dwellings a year over the next 20 years. 
 
Current approvals are at 61 dwellings a year. I don’t necessarily agree with the declining population 
theory. Anyone that comments on population trajectories generally gets it wrong. So here I go making 
an incorrect prediction. Housing demand is high in Waratah-Wynyard. Builders are booked out well in 
advance. Investors and migration from interstate are putting pressure on existing housing stock, but the 
high dwelling approval rate means that some demand is being met with undeveloped land being 
developed and many more in major settlements being approved. There seems to be some balance. 
 
On p.8 of the strategy it says that, “Consequently this strategy seeks to make the best use of existing 
urban areas through facilitating appropriate development and only supports expansion where it can be 
clearly demonstrated to meet a shortfall for that zoning in that settlement.” 
 
Rezoning land on the periphery of settlements doesn’t seem to be a necessity in terms of actual 
population expectations and actually contradicts much of the wisdom contained in the draft strategy. 
 

NEW SETTLEMENTS 
What this strategy seems to neglect is the possibility of new settlements or small rural hubs or villages. 

A cohesive document that summarises both the Local Provision Schedules for the Tasmanian Planning 

Scheme, and all other associated documentation that compliments the Liveable / Settlement strategy 

would create the capacity for creating new settlements, including investigations into the how and 

where of such proposals. 

Instead of expanding rural living zone adjacent to existing major settlements in Wynyard and Somerset 

– further creating the urban sprawl, create new capped settlements that reflect traditional rural hubs or 

reorient existing rural areas around convenient and shared nodes across multiple rural communities. 

Either way, expanding rural living zone lots will come at the expense of prime agricultural land. Why not 

make smaller village settlements that allow for small, safe, connected, and resilient agricultural 

communities that can develop creatively as so inspired? Rural communities in many ways already 

experience some degree of connection, therefore Council should be supporting this and enhancing 

liveability for those living in minor settlements and remote areas of the municipality. 
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Opportunities to explore: 

Village Rural areas serviced Why? 

Moorleah  
(Pages-Lapoinya-
Preolenna – 
‘crossroads’) 

Myalla, Milabeena, 
Lapoinya, Moorleah, 
Pages Rd., Preolenna, 
Meunna 

Myalla Community Centre and Recreation 
ground not central enough to serve the 
wider community, Myalla township all but 
one church transitioned into private 
ownership due to the closure of the train 
line and loss of central 
economic/transportation hub. The 
improvement in road access through the 
area and centralised services to Boat 
Harbour and Wynyard have led to changes 
in travel. Council could Create public 
spaces and rezone identified area in 
crossroads vicinity to develop into a 
central hub between Wynyard and 
western agricultural district. 

Lower Mt Hicks (Mt 
Hicks/Seabrook Road 
Junction) 
 

Lower Mt Hicks, Mt 
Hicks, Upper Mt Hicks, 
Seabrook Road 

No existing central space or concentration 
of housing exists, but important 
commuting junction for the area, including 
a private café to the north. Possible rural 
hub in between Yolla and Wynyard. 

Elliott 
 

Support increasing 
housing in Upper Mt 
Hicks, Elliott, South 
Elliot, Village Lane 
district 

Increase the settlement size, identify 
appropriate areas. Elliott Hall being well 
utilised, community is strengthening its 
connections. Rural Hub between Yolla and 
Somerset 

Boat Harbour Flowerdale, Boat 
Harbour, Sisters Creek, 
Myalla, Rulla, 
Monutmana, Sisters 
Beach, Tollymore Rd. 

Expand the capacity of Boat Harbour to 
service rural residents. Existing school, 
general store, fire station, café, and 
restaurant, room for increasing the 
settlement size to support community 
development. Work with unused Primary 
School land to extend community space. 
Major Rural Hub between Wynyard & 
Sisters Beach & Circular Head edges. 

 

Each of these areas are chosen because they are ‘in between’ areas of the municipality where a lot of 

rural residents pas through. They could again become small village hubs that have basic facilities and 

services, indoor and outdoor community managed public spaces, and higher density housing that could 
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be an intermediate between the larger towns and cities. Drop off points and delivery of goods and 

services.  

 
Priorities within the iCEP include food security, developing resilient agricultural areas to expand diverse 
food production. Through the creation of small rural hubs, the fostering of resilient agricultural 
communities is strengthened. 
 
 
End quote: 
“Instead of searching for means to accelerate the drift out of agriculture, we should be searching for 

policies to reconstruct rural culture, to open the land for the gainful occupation to larger numbers of 

people, whether it be on a full time or a part time basis, and to orient our actions on the land towards 

the threefold ideal of health, beauty, and permanence.” Small is Beautiful, E.F. Schumacher, 1973 
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