


I acknowledge the Wurundjeri People of the Kulin Nation as 
the Traditional Custodians of our land, water and sea. I 
recognise their deep spiritual connection with Country and 
pay my respect to Elders past and present. 

ACKNOWLEDGEMENT OF COUNTRY



OUTLINE

▪ The Mills Overview 

▪ The Challenging Economic Context and Housing Affordability Crisis 

▪ The Mills Masterplan 

▪ Central Precinct

▪ Residential Estate

▪ The Future Residential Estate and the Vision 

▪ Proposal
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Australia Tasmania

THE CHALLENGING 
ECONOMIC CONTEXT

Demand-side Contraction

• Although interest rate rises are broadly expected to have peaked, the 
impact of 12 consecutive increases has only recently begun to flow 
through the economy as fixed rate mortgages roll-over and savings 
over the COVID-19 period become depleted.

• Housing loan commitments activity in Tasmania has also fallen by -
31% over the last 24-months, compared to -21% nationally.

Supply-side Inflation

• Construction costs in Tasmania have increased significantly over the 
last 24-months, up by 23%, compared to 19% nationally. This growth 
has been underpinned by supply-chain issues and labour shortages.

• More recently, construction costs appear to have peaked, however, 
risks of escalation in the future remain, underpinned by the scale of 
planned public infrastructure projects.

13/09/2023
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Australia Building Construction

Australia Mining and Construction Manufacturing

Tasmania Building Construction

Cash Rate Target

Unit Labour Cost GrowthConst. & Manu. Producer Price Index

Source: RBA, ABS

New Housing Loan Commitments
Rolling 12-months

+4.0%

+56%

+23%

+19%

-31%

-21%

“In 2023, labour demand is projected to grow by 42,000 to a peak of 
442,000. This is more than double the projected available supply.”

-Infrastructure Australia, Infrastructure Market Capacity (2022)



WORSENING  
AFFORDABILITY
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Population Drivers in the Longer Term

• As at 2021 there were an estimated 251,000 residents living in Greater 
Hobart. The Australian Government’s Centre for Population forecasts a 
further 33,600 additional residents to Tasmania in the five years to 
2026. Of which, 59% are forecast to reside in Greater Hobart.

• The concentration of growth in Greater Hobart requires a targeted and 
thorough housing strategy that prioritises a diverse housing offer, 
ensuring the availability of affordable options.

 Rising Unaffordability

• In recent years, inflationary pressures have forced the Reserve Bank 

of Australia to initiate periods of monetary tightening. As a result

residents in Greater Hobart are paying, on average, 46% of their 

income on mortgage repayments.

• It is recommended that home owners dedicate less than 30% of their 

income towards mortgage repayments to avoid ‘mortgage stress’.

 Widening Median Multiple

• The median multiple is a housing indicator used to highlight the 

affordability of housing in any given community.

• It is calculated taking the ratio of median house price to average 

household income in Greater Hobart.

• The International Housing Affordability Survey considers a median 

multiple over 5.1 to be severely unaffordable.



WHAT DOES THIS MEAN FOR THE MILLS? 

❑ New Norfolk is attracting residents from Greater Hobart

❑ Strong demand for smaller lots and smaller product types. Residents looking for 
affordable housing in a good lifestyle area

❑ Limited housing stock and future residential zoned land suited for residential 
development

❑ The Mills Residential Estate subdivision approval exists, and development is 
underway. Approved layout unable to be modified under current zoning. 

❑ The Amendment will: 

✓ Facilitate an improved outcome for the site, responding to site topography, natural 
features 

✓ Deliver smaller and more affordable lots, to respond to demand 

✓ Reduce the development footprint on the site 

✓ Maintain the number of approved lots.

❑ Omega Investments is focussing on delivering the residential estate



THE MILLS PROJECT OVERVIEW 

Insert great image from 



SITE LOCATION 



THE MASTER PLAN 

CENTRAL PRECINCT:    18.7 HA 

RESIDENTIAL ESTATE:     122 HA

Luxury cabins

• EXISTING RESIDENTIAL SUBDIVISION (STAGES 6-10) 
UNDERWAY OR BEING AMENDED

• INFRASTRUCTURE WORKS UNDERWAY TO SECURE 
TITLES

• FUTURE RESIDENTIAL ESTATE

• LUXURY RETREAT (CABINS)

CENTRAL PRECINCT
RESIDENTIAL ESTATE



THE MILLS CENTRAL PRECINCT

MIX OF USES 

STATUS OF APPROVALS



THE CENTRAL PRECINCT  
A DESTINATION FOR THE REGION 

RETIREMENT LIVING 

CHILDCARE 

CENTRAL PARK 

HOSPITAL 

PRODUCE MARKET 

BOUTIQUE HOTEL 



THE CENTRAL PRECINCT 

SEPARATE LOTS CREATED IN SUPPORT OF MASTERPLAN



THE MILLS 
CENTRAL 
PRECINCT  

Project Element Permit Application Status 

Child Care Centre 

(relocation of existing facility)
Approved 17/09/20

Retirement Living (MHE) Approved 22/12/20

Central Precinct Subdivision Approved 23/12/20

Hotel Approved 25/06/21

Commercial Market TBC

Retiree Serviced Apartments TBC

Hospital TBC, PSA approved allowing use



LUXURY RETREAT

13/09/2023

[use Header and Footer tool to add title]

30 Luxury cabins, outdoor living, 
ancillary restaurant and bar and 
leisure facilities including a spa 
and treatment centre 

Extensive landscaped areas to 
complement natural setting 

Approved June 2022



THE MILLS RESIDENTIAL ESTATE

PERMIT HISTORY

STATUS OF DEVELOPMENT 



RESIDENTIAL ESTATE – PERMIT HISTORY      730 LOTS ACROSS 28 STAGES

185 lots sealed by previous developer (Stages 1-5)

545 lots purchased by Omega Investments  in 2020 



RESIDENTIAL ESTATE 
DEVELOPMENT UNDERWAY 



STAGE 6B, 
6C AND 6D  
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DEVELOPMENT 
UNDERWAY
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STAGE 10 CIVIL WORKS Stage 6C civil works 

Stage 6 constructed 



FUTURE RESIDENTIAL ESTATE

THE SITE

OVERLAYS

SITE INVESTIGATIONS 

THE PROPOSAL 



FUTURE 
RESIDENTIAL 
ESTATE – THE SITE

View NW to New Norfolk Aerial view east from SW of site

Aerial View east from centre of site Aerial view NW from centre of site View NW to New Norfolk 



FUTURE 
RESIDENTIAL 
ESTATE – THE SITE  

View south from centre of site Aerial view east from centre of site

View within site Ephemeral Creek LineView within site, under powerlines



OVERLAYS

Historic Heritage Overlay 

(archaeological potential)
Historic Heritage Overlay 

(Cultural Landscape Precinct)

Waterway and Coastal 

Protection Overlay

Electricity Transmission

Protection Corridor

Landslide hazard overlay 

*Low risk only) 

Other APPLICABLE CODES

Bushfire Prone Areas Code (Residential zones 

only)

Potentially Contaminated Land Code

ROAD AND RAILWAY assets code

Parking and access code

Stormwater management code



FUTURE 
RESIDENTIAL 
ESTATE 

SUMMARY OF KEY SITE INVESTIGATION REPORTS 
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SITE INVESTIGATION REPORT SUMMARY

Slope and Land Stability • Site subject to Landslide Risk Area overlay due to its undulating and 

sometimes steep topography. 

• Geotechnical assessment indicates landslide risks are low or very low 

and will remain so after development. Tunnel erosion considered to be 

moderate to high risk, however with appropriate treatment this risk can be 

reduced to low to moderate. 

Vegetation and Fauna • Ecological assessments identify a number of native flora types, but no EPBC 

listed flora or fauna. 

• No fauna and flora listed under the Threatened Species Protection Act 

1995 were detected. 

• No vegetation types recorded from the study area are listed as 

threatened under the Tasmanian Nature Conservation Act 2002. 

Bushfire Risk • Site is within a defined ‘Bushfire Prone Area’ under the Code. 

• Topography and vegetation in some parts of the site susceptible to bushfire 

spread. Some parts of the site however are cleared and relatively flat.  

• Supporting reports demonstrate bushfire risk can be mitigated through 

appropriate measures. 

Flooding Risk • Waterway and Coastal Protection Overlay affects site. 

• Engineering advice concludes all overland flow can be appropriately 

managed. Once complete, the subdivision will not impact on any other 

flow paths and there will be no flooding impact or inundation risk. 

Aboriginal Cultural Heritage • Desktop and field survey reports conclude various aboriginal heritage sites 

are located within and immediately adjacent to the site (medium to high 

significance). Management recommendations for these isolated artefact and 

artefact scatter sites are provided. 

• Concept subdivision plan has been redesigned to avoid majority of sites 

(improvement on existing approved layout). 

• Approval received from AHT to impact 4 sites. 



FUTURE 
RESIDENTIAL 
ESTATE 

SUMMARY OF KEY SITE INVESTIGATION REPORTS 
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SITE INVESTIGATION REPORT SUMMARY

Contamination Risk • Phase 1 Environmental Site Assessment (ESA) and subsequent memo 

conclude that no potentially contaminating activities have been identified, with 

the exception of a potential former tip. 

• Overall the site is suitable for development and the proposed sensitive 

use is appropriate, subject to implementing a multi-step plan to address 

and mitigate risk. 

Infrastructure • Traffic Impact Assessment concludes the existing road network is capable 

of accommodating the future traffic demand with no modifications 

necessary. The concept subdivision layout and dwelling designs are 

appropriate to relevant standards. 

• Two existing transmission lines dissect the site and site is affected by the 

Electricity Transmission Infrastructure Protection code. Site is large enough to 

accommodate the concept development while protecting existing infrastructure 

and providing appropriate setbacks. 

• Proposed major water pipeline (and easement) dissect the site. TasWater has 

been consulted, noting the proposed pipeline traverses area to the north of the 

subdivision, therefore causing no conflict. 

Stormwater • Site is large enough for suitable onsite catchment, treatment and retention of 

stormwater to meet all requirements. This can be dealt with at subdivision 

stage and locally at the dwelling development stage. 

Waterways and Coastal 

Protection

• Site is affected by the Waterway and Coastal Protection Area code and lends 

itself to a number of natural gullies, running into an ephemeral watercourse. 

• Masterplan supports protection of riparian vegetation and seeks to ensure 

appropriate ecological management. 

• ECOTas letter supports concept masterplan as providing an improved 

outcome on the existing subdivision layout. 



PROPOSED RESIDENTIAL ESTATE

Utilising approved lot yield from 2012 endorsed plan

with improvements to: 

- Site layout

- Environmental outcomes

- Visual appearance

- Landscape 

- Cultural heritage 

NO CHANGE TO APPROVED YIELD

Indicative Masterplan 



THE PROPOSAL 
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Area to be Rezoned to General Residential Zone (GRZ) 

Specific Area Plan (SAP) Area SAP Development Framework Plan



SPECIFIC AREA PLAN 

Includes: 

Development Framework Plan

Maximum lot yield (no net increase in lots) 

General site layout 

Some changes to GRZ provisions to allow dwellings

to better response to the site: 

- Dwelling Design Requirements 

(setbacks and tailored building envelopes) 

- Standards for Subdivision 



KEY FEATURES OF 
REVISED FUTURE 
RESIDENTIAL 
ESTATE 

The Amendment seeks to facilitate changes to the approved subdivision layout 
to allow a layout that better meets the housing needs of existing and future 
residents; and responds to the site’s topography and physical site constraints. 

This will be achieved through the following key features: 

❑ Significant increase in open space and reduction in residential footprint

❑ Smaller lot sizes (between 600 sq m – 1,100 sqm) 

❑ Reduced site impact and maximised existing tree retention through careful 
road and building lot placement

❑ Reduced cut and fill by following natural contours

❑ Improved environmental design, through protection of overland flow paths 
and waterway corridors

❑ Integration of cultural heritage and local history

❑ Built form and subdivision requirements to create a sense of community, 
reduce cut and fill impacts, maximise view corridors and protect visual 
amenity from lower areas

No subdivision or development is proposed as part of this proposal. Any future 
changes to the approved subdivision permit, or subsequent use or development 
applications would require a separate application which would be determined on 
their merits based on the Scheme provisions at the time of the assessment. 



INDICATIVE STREET 
LAYOUT  
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RESIDENTIAL 
ESTATE – HOUSING 
TYPOLOGIES 

A STRONG FOCUS ON THE NATURAL ENVIRONMENT 



THE MILLS RESIDENTIAL ESTATE 
SITE RESPONSIVE DESIGN WORKING WITH THE TOPOGRAPHY & NATURAL LANDSCAPE 



TO CONCLUDE…. 

❑ The Planning Scheme Amendment seeks to facilitate the strategic vision for 
The Mills Residential Estate, on land with an existing endorsed plan of 
subdivision 

❑ The proposed controls will facilitate a more coherent, environmentally 
friendly, and higher amenity residential development 

❑ The site has no physical or development threshold constraints that 
prejudice the ability to be developed as per the Concept Master Plan 

❑ Environmental matters regarding to bushfire, landslide, contamination and 
inundation risks are sufficiently low, and can be mitigated through the 
subdivision and development process

❑ The planning report and Council’s assessment demonstrates that the 
Amendment has a high alignment with the relevant requirements of Section 
32 of the Act

❑ The Mills Residential Estate will provide significant economic benefit to 
Tasmania and The Derwent Valley, and will deliver greater housing choice 
and supply within an area of growing demand and low supply. 



THANK YOU 
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