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Disclaimer

This report was prepared by Robert Buckmaster, princip@hafice Location Strategis®sy Ltd
It represents the best estimates Ghoice Location Strategistsade on the basis of information
available at the time of preparationChoice Location Strategists believes the information
provided is reliable, however persons relying on the information do so at their own risk.

To the extent permitted by law, Choit®cation Strategists disclaims all liability to any person
relying on the information in respect of any loss or damage (including consequential loss or
damage) however caused, which may be suffered or arise directly or indirectly in respect of such
information.

Any projections contained in the information are estimates only. Such projections are subject to
market influences and contingent upon matters outside the control of Choice Location
Strategists and therefore may not be realised in the future.

Choice Location Strategists is a mdiiciplinary consulting practice offering services in property
economics, site selection, retail analytics, plannimegearchand project feasibility across a

broad spectrumofprop NIi e +aaSid Of FdaasSa (GKNRdAAK2dzi ! dza i NI f
from the extensive experience and expertise of its personnel, its methodolamjoak, and its

total independence from competing interests. Choice Location Strategists works withiviage

sector, all levels of government and not for profit sector to provide bespoke, reséassd

strategic advice to help our clients realise their property objectives.

Thisiteration: 10/08/2021
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ExecutivéesSummary

Choice Location Strategists has been instructed by GHD to prepare a market assefdameht
use alternativego inform a Master Plan for the South Brighton Development Preciftds
entails an appreciation of theociceconomic and demographidaracter of the area, together
with its competitive environment, in order to ensure that the Master Plan best fits local
circumstances

The release of residential land within the 7Hhé&ctare Precinct is supported as a means to
improve residential land syfly toeasd 2 6 F NIl Q&4 K2dzaAy 3 | FF2NRIoAfAGR

Dwelling lots and large format retail premises within the Development Precinct are anticipated
to draw prospective custom frorm Market Area generallyithin a 3Gminute drive This area is
anticipated to gain an additionab 639 householdshrough to 2036 Approximatelyl117to

1422 tectares ofand (dependingon subdivisiondensity) is required to accommodate these.
Additional households.

The area of the greenfield precirschominated in théSouthern Tasmania Regional Land Use
Strategy 201@035ls inadequate, equivalent to only 47 and 60% ofthe Main NJ] SG ! NB I Qa
forecast land needs for the 15 years to 2036.

Rezoning of thexpanded [@velopmentPrecinct to enable its magk release is consistent with
strategic planning objectives aet outin the STRLUSh is supported

TheDevelopment precincts advantageous for development. The land is gently undulating and
sufficient size to accommodate a masf@anned community.

The creatiorL-shapesectionof Commercial zoned land around the intersection of Brighton Road
and Hove Wayproposed as buffer between the highly trafficked routes and proposed
residential developmenis supportedThe proposed commercial sites are egpd to a high

volume of passing traffic in a location that represents an intervening opportunity for Hobart
bound motorists.

Up t024 000 square metrsof large formatretail development on this land is anticipated to
attract approximatelyl0.2per centof Main Market Area contestable tragehich would be
sufficient to justify development. Rising turnover would be supported by projected 28 per cent
increase irMarket Arearesidentexpenditureon household goodsver the decade to 2030.

Upon occupancy the commercial development is expected to provide accommodation for
between 96 and 120 staffCreation of local jobs is desirable to address a shortfall in local job
opportunities relative to workforce size.
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1. Introduction.

1.1.

1.2.

Instructions

/| K2AO0S [20FiA2y {GNrXGS3IAada KIFra 0SSy AyadNuzdSR
market assessment to inform a Master Plan for the South Brighton Development Precinct. The

work is required to assess the need and jusifien for the additional residential land and to

appreciate the soci@conomic and demographic character of the area, together with its

competitive environment, in order to ensure that the Master Plan best fits local circumstances.

Council intends that theevelopment precinct develop as an attractive gateway neighbourhood

which seamlessly integrates the new Brightdigh school.

While the Development Precinct is to be predominantly developed for residential purposes it
may include some large format retaitjacent to the new service station complex on the
southern part of the Dylan Street parcel. The brief includes an assessment of the market
potential for this potential use as welkthe general retail needs of the Brighton municipality.

Theassessment has regard to a 2018 report prepared by Essential Economics (Brighton Council
Structure Plan 2018 Economic Assessment). The assessment will also have regard to the high
level strategic and economic land use advice provided in June 2020 bylEbssand to the

current and emerging retail hierarchy in Brighton municipality.

The Development Precinct

In 2020 the Department of Education announced plans to develop a new $30 million high school
on a9.9-hectareparcel of land located on the corner Biderslie and Brighton Road, in Brighton.
Construction of the High school is intended to commence in 202Bstruction of thgroposed

high school falls withithe designatedDevelopmentPrecinct (depicted in figuré.1).

Figurel.l: The South Brighton Development Preuwiithtzoning

[0 General Residential
[] Rural Resource

[] Rural Living

[] utities
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The Development Precinencompasses an area of approximately 75.9 hectaresniiprises
two large greenfield sites to the west of Brighton Road &mal infill development site areas to
the east. Specifically:

33 Elders Lee Road comprises 20.&8taresof General Residential zoned land, (Ertaresof
which is earmarked for Brighton High School development).

69 Brighton Road, approximately 26dtaresof Rural Resource zoned land including &ttares
within the development precinct. The remaining area is affected by an attenuation buffer for the
Bridgewater Quarry operated by Boral. The parcel is presently outside the Greater Hobart Urban
GrowthBaundary. Council is preparing an amendment to the STRLLé3lignthe UGBto

encompass the site.

The Dylan Street area comprises 24egtaresand 22 individual parcels, 10 of which are vacant
lots. Except for two lots fronting William Street which aomed General Residential, the land is
zoned Rural Living. The land is controlled by the Dylan Stréet/ R 2 @ndup Ndl® the
guidance of Gerard Coutts and Associates.

The Melinda Court area comprises 15 individual properties with an aggregate area of
approximately 16.2 bctares zonedRural Living

Tablel.l: Development Precinct Land Budget

Development Precinct Land Budget Area (ha)
Department of Education 9.99 13.2%
Roads 4.78 6.3%
Local Government 1.24 1.6%
Outsidé&Jrban Growth Boundary 11.24 14.8%
Balance 48.65 64.1%
Total 75.90

Net developable Aree.(and outside UGB) 59.89 78.9%
Current Zoning

Rural Living 38.11 50.2%
General Residential 25.68 33.8%
Rural Resource 11.78 15.5%
Utilities 0.33 0.4%
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Following are the key advantages and disadvantages obneelopment Precinct

1 Itenjoys a prominent, highly exposed locationmediately north of the intersection of
Highway One and route C1@Brighton Main Road)n the southern approaches to
Brighton Townsig and to theimmediate north of the Brighton Transport Hub.

i Itis an @&cessible location at a key intersection witkry high visibility for vehicles
travelling in a northerly directioand good visibility to southound traffic.

1 Located adjacent tblighway 1, the principal freight route connecting Hobart with
LauncestonaR ¢ | & Y I y A | @dimayge20NigHirafficivoluingsestiiatedoy
the Tasmanian governmeat between10 000 to 20000 vehicle movements per day
(Source:State of Our Road2015).

T [20FGSR 2y 1206+ NIQ& y2NIKSNJengirdeivaning NIl a = G KS
opportunity for traffic destined towards Hobagnd the lastsignificanturbanprecinct
before Launcestoril75kilometresto its north.

1 The Precinct is close to the geographic centre of the Brighton municipality

9 The precinct is a short distance noghthe Brighton industrial estate ar8righton
Transport Hubaregionally significant employment and logistimecinctandl 2 6 I NI Q &
leading industrial cluster.

1 The western half of the precinct south of William $trand west of route C195 is
lightly settled. East of C195 a mix of low density residential

1 Thetopography of the land isuitablefor developmentwith sloperanging from9-11
per cent west of route C195 to comparatively flat land (slope less than 3 per cent) east
of route C195.

1 Reticulated water is available to the entirety of the precinct aeders are available to
22.6 hectares of the land (northwest and northeast ).

1 Its mmediate proximity to the proposed high school would appeal to families with
children in or approaching high school age.

1 The Development Precinct includes approximately 11.24 hectares outside the current
alignment of the Urban Growth Bounda#ctivation of this land would require a
realignment of the UGBs is currently proposed by Brighton Council

The development precinct is situated on the southern edge of the Brighton towrshiied
within the Brighton municipality on theorth-westernedge of the Hobart metropolitan area,
approximately 17 km from Hobart CBD.
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Situated on the northern banks of the Derwent River, Brightamicipalityis connected to
Hobart by the BrookeHighway which crosses the Derwent River at Bridgewater. A new river
crossing iplannedfor Bridgewaterfor anticipated completion i2024which will improve traffic
capacity and travel time§he Midland Highwayt I & Y I y A I Q-8outh Raad corthédiioik
passes through the centre of the municipality

The municipality incorporates a large industaaéaknown as the Brighton industrial estate
locatedbetween the towns of Bridgewater and BrightoFhis precinct includes tHgrighton
transport hub, an intermodahub which connects roadail, and freight distributionSTRLUS
recognisedBrightonTransportHub as being regionally significanthearea competes for

industry with industriabreas at Derwent Park/Glenorchy approximately 11 kilometres south and
the Gambridge industrial area located adjacent to Hobart International airport (approximately 20
km southeas}. To a lesser extenthe site also posesompetitionto an industrialcluster onthe
southern outskirts of Launceston, approximately 135 km tortbeh.

Figurel.2: Aerial view of Bright@howing Development Precinct outlined in Red.

i

Dromedany

Source:Choice Location Strategists
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This report is structured as follows:

Section Iprovides arintroduction and scope of the study.

Section 2 outlines the strategic context

Section 3 profiles the demographythie Main Market Area and of Brighton municipality.

Section drovides a competitive assessmedat housing

Section 5 assesses demand aeed for conventional retail in the Brighton municipality.

Section Gassessed demand and need for large format retail in the wider Main Market Area

Section 7 draws together report findings in conclusions and recommendations.

ABS
Brighton

Bulky Goods

Catchment

Conventional Retail

Development Precinct
owY5t QU

Household Goods

Large Format Retail

Local Area

Australian Bureau of Statistics

Brighton Municipality. (Brighton townshigould include the
township in the reference).

See Large Format Retail

For the purposes of this report, Catchment is used in referen:
tod KS YINJ SO FNBF T2 NJ-badeh ratili
provision.

Retail other than Large Format Retail.

The75.9hectaresection of land outlined in red in figures 1.2
and 1.3.

TheABS includefurniture, floor coverings, houseware and
textile goods retailing, Electrical and electronic goods retailin
and Hardware, building and garden suppliegilingwithin
Household Goods retailing

Large Format RetaiBulky Goodgrefer to that category of
retailers characterised by larger retail premises selling bulky
WoAd 062EQ YSNDKIYRA&ASD ¢KS
bedding, homewaresglectrical and electronic appliances, auta
accessories, floecoverings, hardware, building and Garden
supply retailers.Selling discretionary, big ticket merchandise,
LargeFormat retailers typically draw patronage fromaager,
regional catchment than every day needs retailers.

Statistical Areas Level 2 (SA3fe mediumsizedgeneral
purposeareas defined by the Australian Bureau of Statistics t
represent a community that interacts together socially and
economicallyWithin cities, the SA2s represent gazetted
suburbs.SA2s generally have a population range of 3 000 to :
000 persons (averagd) 000)SA2s are designed as the primar



Main Market Area

Net Developable Area

Secondary Market Area
(SMA

Primary Market Area
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output region for the release of ne@ensus and Intercensal
data.

Main Market Area the geographic territory from which the
precinct is expected to dramost ofits prospective buyer
interest ard patronagefor housing and large format retail

Land within a precinct available for development. This exclud
encumbered land, arterial roads, railway corridors, significant
heritage, schools and community facilities and publicrope
space

Secondary Market Area

For the purposes of thigssessmentt generally coincides with
the Brighton municipality.

Southern Tasmania Regional Land Use Strategy

The intended geographic extent of the metropolitan aesa
defined in the STRLUS.
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Strategic Context

This section provides the strategic context pertinent to the Market Assessment. This includes the
Southern Tasmania Regional Land Use Strategy, Tasmanian Planning Scheme and Local policy
framework and an economic assessment in support of the Brighton darstructure plan

2018 prepared by Essential Economics.

Introduced in 1994 with broad sustainable development objectives, the Resource Management
and Planning System provides the overarching planning framework for Tasmania. Beneath it in
descending order of precedence are state policies, regional land useViraikg subregional
strategies, municipal strategic plans, local area/structure or master plans and site development
plans.

¢CKS ¢lravYlyAly tflyyAya {OKSYS owWet { Qx W{OKSYSQU
development of landn accordance with the Land Use Planning and Approvals Act 1993 (the
Act). The Scheme comprises two parts:

State Planning Provisions (SPPs). These identify the purpose, adminisegtirements,and
processes, including exemptions from the planningese and general provisions that apply to

all use and development irrespective of the zone, the zones with standard use and development
provisions, and the codes with standard provisions; and

The Local Provisions Schedules (LPSs) that apply to each mluariegpand include zone and
overlay maps, local area objectives, code lists, particular purpose zones, specific area plans, and
any sitespecific qualifications.

Brighton municipality is one of twelve migipalities forming part of the Southern Tasmania

region, a regional planning unit for the purposes of thend Use Planning and Approvals Act
1993(the Act). The development and planning thfe regionis guided byhe Southern Tasmania
Regional Land Us&trategy 2012035(\8 TRLUBwhich came into effect in October 2011.

Prepared by the Southern Tasmanian Councils Auth8iitRLUiS intended tofacilitate and

manage changegrowth, and development within Southern Tasmaaiger the 25year period
2010-2035. It provides comprehensive land use policigsategies,and strategic directions to

realise the vision. Where there is inconsistency between local strategic planning and the regional
strategy, STRLUS prevails.

Background Report No. 14 ProvidingHmusing Needs (April 201dnojects theSouthern
Tasmaniaregion: 36 000 new dwellings including 26 500 new dwellings within Greater Hobart
over the 25 years to 2032. STRLUS envisages a 50/50 split of greenfield and infill development

10
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with a minimum net esidential density o15 dwellings per hectareBrighton municipality is to
F OO02dzy i F2NJ I LILINRBEAYI (GSt& wmp LISN OSyid 2F DNBIGS

STRLUftends that there be a less dispersed settlement pattern with greater diversity of
housing types and densitie8nUrban Growth Boundary W! D. QX ¥ otfodaged I NB Q0
definingthe intendedgeographic extent of the metropolitan argéhe alignment oftie

boundary reflects known constraints, values and opportunities including infrastructure capacity,
environmental, landscape and heritage values and land hazerdaded within theboundaryis
vacant land suitable for land release as greenfield develoyprteough residential rezoning as

well as land suitable for other urban purposésis intendedthat this includedesidentialland

be sufficientto accommodate20-yeasQ R S Wrl10/t&R15year supply of greenfield residential
land when calculated onwahole of settlement basis for Greater HobarheDevelopment
Precinctis almost entirelylocatedwithin the UGB In its own words the document is intended as
the first iteration of an ongoing process of regional land use planning rather than constituting
the final word. The document was most recently amended in February 282@hton Council
intends that that portion of the development precinct presently outside the UGB be included.

STRLUS sets out the Regional Settlement Strategy which defines treerfiliand function of

SFOK 2F (KS NB3IA2yQa aSaatSySydaoe {SadtSySyda |
(and therefore subject to the Greater Hobart Settlement Strategy) or categorized as Major

District Centre, District Town, Township, I8 = h 6 KSNJ { YI £t {SG4Gt SYSyida :
settlements include Bridgewater, Brighton township and Pontville. Bridgewater is considered

part of Greater Hobart.

Brightontownshipis alternately classified as a major satellite/major disttientre of Greater
Hobart It is considered to ba significansettlementphysicallyseparatedrom Greater Hobart
where residents of and visitors to tleibregion can access a wide range of services, education,
and employment opportunities, although employment is strongly related to surrounding
productive resources. Important centres to surrounding-seion.

Pontville is classified as a village, define@ asedominantly residential settlement with a
population of between 200 and 600 containing a small mided centre that provides for basic
services and daily needs. The growth strategy envisages low growth.

Greater Hobarts treatedas a single settlenm#. The Strategforecastsdemandfor an additional

26 500 dwellingsver its forecasthorizah ! & GAYS 27F { ¢ w0l0j8®per Yy A G A L.
cent of new dwellings were within greenfield development at net densities of between 7 to 10

dwellings pethectare. STRLUS advocates greater efficiencies in lar({dausatensification of

development) It contended that there were sufficient infill opportunities within existing

residential land to accommodate this forecast demand for additional dwellinggetheless, it

proceedsbhased ora 50/50 ratio of greenfield to infill development targeting a minimum net

residential density of 15 dwellings per hectare. On this basis it estimates approximately 710

hectares of further residential land is required.

STRUSsets out gprogram of land releasthat follows a conceptual sequencing plan and
managed through individudrecinct Structure Plangd Wt {RSEwil) detail the spatial
arrangement of the future use and development in the defined Greenfield Developmen

11



&,
LKA
2%%.

N -
e
g

choice location
STRATEGISTS

Precincts, including road configuration, infrastructure provision and the location of retail and
community facilities. They will also show desired housing density and land use classification.
STRLU&dvocates for greater mix of residential dwelling tgs toaccommodatedemographic
change.No structured program of land release has as yet been articulated or implemented.

THE STRLUS identifies rgneenfield development precinctacrossthe Greater Hobart area
including three in Brighton municipalityBridgewater North, BrightoSouth,and Gagebrook/Old
Beach

Implementation of the Strategy is by means of statutory land use planning and related processes
including infrastructure provien and site assembly.

The growth management strategiese categorized inttiigh growth (20 to 30 per cent increase
in potential dwellinghumbers) moderate growth (10 to 20 per cent increasdpw growth (less
than 10 per cent) angery low growth (pracicallyno new potential dwellings STRLUS policy
SRD 2.7 intends th#te municipality accommodate 15 per cent of residential infill growth for
the 25year planning period covered by STRLil¢S 1 987dwellings).

STRLUGutlines a regional network @fctivity centresTwo Brighton area localities, Bridgewater
and Brighton are recognizedtine Strategyrespectively as major and rural services activity
centres.. NA R3S 4 | isitGsedeihe Birdukling district and provide a range of
convenience gads and services as well as some community services and fad#tiagural
service centre, Brighton is intended to provide its predominantly-ndyan communities with a
range of goods and services to meet their daily and weekly needs. Its other regional peers
include Huonville, New Norfolk and Sorell.

STRLUS recogesthat the Brighton Hub providea modern roaerail transport facility
supporing freight movement to and from the regiont recognizeghe Midland Highway which
passes through the municipality as a significant imgggional freight route.

Brightonquarry islisted as being of regional significarexed of particular importance to the
construction industry.

STRLUS introduces dnban Growth Boundary W | Bs a®n@ans of managitige areal spread
of developmentlt sets the physical extent for a 3@ar supply of residential land for the
metropolitan areaas well as land for other urban purposasch as commercial and industrial
development, operspace and recreation landBrighton townshigds an enclave within the UGB.
All but 11.5 hectars of the Bvelopment precinct presently falls within the UGB as of its
September 2019 iteratiornThe realignment ofhe UGB0 incorporatethis outlying parcel is
proposed.

Hobart is presently facing a housing affordability crisis. The ratio of median house prices in
Greater Hobart to median income has risen sharply over the last six years, as is evident from
figure 2.1 (below). At the commencement of the series in mid 20@2@ian house in Greater

| 26F NI O2dzZ R 68 LI2NOKIF&SR F2NJ I LIWINRPEAYI (St @
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increase.

"There are few issues more importantéasuring the welfare of Australians than housing.
Housing provides the stability and certainty needed for individuals and families to deal with the
many challenges they face".= The Hon Scott Morrison MEhen Minister for Social Services,
Sydney Mornig Herald22 July 2015.

Access to adequate housingcensidereda basic human righ68TRLUS contends thatseiring

housing affordability, adequacy and appropriateness is fundamental to supporting the quality of

life of a population. Housing needs arémi ¢ KSy GKS K2dzaAy3 &dzLlLyX & I f A
household requirements.

CorelLogic's latest home value index reveals Hobart's houses prices increased by 8.7 per cent in
the year to February 2021. Hobart's median home value now sits at $536 %8gher than

Adelaide Perth,and Darwin, and about on par with Brisbane. Tim Lawless from CoreLogic noted
that in the context of rising house prices across the country, Hobart was a particularsiand
Hobart housing values have risen about 52 per osetr five years.

Figure2.1: Ratio of Median House Prices to Median Household Income, Greater Hobart

8.00
7.00
6.00
5.00
4.00
3.00
2.00
1.00

Source: ABS, Choice Location Strategists

STRLUS defines affordable housing as housing that is afferidathouseholds on low to

moderate incomes, when housing costs are low enough to enable the households to meet other
basic longterm living costs. For example, housing costs should be less than 30 per cent of
household income for occupants in the bottatf per cent of household incoméiousing costs

in excess of 3Per centare considered to place households under housing stress.

By this measureansus data indicates widespread and worsertingsing stress in Hobart. It
indicates thatthe averagegproportion of income paid in rent by Hobart households in the bottom
40 per cent of household income increased from 42.5 per cent in 2006 to 53.4 per cent in 2016

13
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A shortfall in housing supptglative to demands congderedto be akey contributor to
declining affordability and associatébusing stress. In 2012, the National Housing Supply
Council (NHS@stimatedthat asof 30 June 2011, the gap between overall housing supply and
demandacross the countryas 228000 dwellings.

Ethos Urban Strategiavice

Gerard Coutts commissioneniban development consultantsthos Urban to provide higlevel
strategic and economic I YR dza S | ROAOS O2y OSNYyAy3I KAa Of ASyi
Brighton. With araggregatearea of 45 ha, these holdingserlapthe development precincand

expand it southwards to incorporatbe balance 069 Brighton Roadouth of the development
precinctboundary(shown as parcel 4 in figure 2.2 below).

Figure2.2: Ethos than Subdivision Concept Plan

1: Future School Site

2. 69 Brighton Reads”

3 Bulky Goods &

4. 69 Brighton R@gd (bal.) "
5. Dylan Street nd (bal.)
6. Melinda Court

7. Bulky% !
8 Highway gCentre (bal )

Source: Gerard Coutts & Associates Pty Ltd

Dated 11 June 202&thosUrban advice primarily addressed the strategic and economic merits
of delivering the commercial component envisaged for the Dylan Street lalodked at the
market opportunities for delivering a restricted retail and associated uses at this locatioallas w
as economic considerations from an activigntres planning perspective.

The Dylan Street commercial site comprises-ahadped parcel of approximately 2¢tares

which interfaces with the land identified for highway services immediately s@tgim 7on

figure 2.2) Brighton Road to the west and the proposed Dylan Street residential subdivision to
the north and east.

14
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69 Brighton Road commercial site comprid¢ezhectareparcel fronting Brighton Roa@em 3
on figure 2.2)

The clientenvisaged that tB Dylan Street commercial site would accommodate restricted retail
(such as bulky goods), trade show rooms and some agricultural sales activitigsopbsed

uses would leverage trade from passing highway traffic, activitgantly completechighway
service centrdocated near the intersection ddighway 1 and route C198s well as residents

and businesses in the Brighton municipal area.

The client is considering the potential for the commercial site known as 69 Brighton Road to
accommodate health omedical facilities.

9iK2a | NDlyQa NI LpoEed busriess AcfivatiBrrobtiteRapois&nidan
opportunity to garnerincome from the Midland Highway traffiot otherwisecapturedwithin
Brighton municipal area

The proposed Dylan Stremtsidential subdivision comprises the delivery of £606nventional
residential lots across an area of approximatel\h2ttaresincluding lot seven, eight, nine and
10. Reoningof the land fromRural Resourc® some appropriate residential zone is rexpd to
facilitate the development.

A highway service centre was recently erected &hectare parcel immediately south of the
Dylan Street commercial site and residential subdivigg&an figure 2.2)

The Dylan Street commercialeshas an area of 2 ha. Assuming 40% site coverage approximately
8000 mz2 of commercial floor space could be accommodated.

CitingEssential Economigsevious analysi€gthos Urban forecast noffood spending by
Brighton residence to be approximately $50.4limil by 2033 and increase of $25.8 million on
the 2019 level. Only 9% of ndaod resident spending is currently being captured locally.

EthosUrbannotes the natural fit for the site with agricultural sales having regard to the
agricultural areas locateith North of Brighton.

EthosUrban recognises potential opportunities for childcare, a retirement village, aged care
(assisted living nursing home accommodation) and a medical centre.

TheSouthern Tasmania Regional Land Use Strategy-203Bsets the strategic planning
framework guiding and managirnige growth and development of the Southern Tasmanian
region, including Brighton municipality over tB&year period 2012035.

STRLUS intends thBtightonmunicipality accommodate 15 per ceof DNB I 4 SNJ | 2 6 | NI Qa
residential infill growth for the 2&ear planning period covered by STRLiléS T 987dwellings).

For thispurpose,it identifiesthree greenfield development precincts within theunicipality

Bridgewater North, BrightoSouth,and Gagebrook/Old Beach.

15
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The Development Precinct is almost entirely within th@&B delineating the intended geographic
SEGSYid 2F DNSBI (S NTourkibslpNditaipropoSed @dlighindniSofthe ©
boundary incorporate the balance of the precipeesently outside

STRLUS contends that ensuring housing affordability, adequacy and appropriateness is

fundamental to supporting the quality of life of a populatidhowever, Hobart is presently

facing a housing affordability crisis partiadiysing from the constrained supply introduced by
STRLUMeasures STRLU&fines affordable housing as housicwgts less than 30 per cent of

household income for occupants in the bottom 40 per cent of household incéloeseholds

paying in excess of 3@pcent of income in housing costs are considered to be under housing

stress. Census dataindicate2 6  NliQa o620G2Y nn LISN) OSyid 2F K2dz
housing stress by this measwsimce 2006 and the proportion is increasing over tim@ NS [ 2 34 0Qa
house price index indites Hobart housing values have risen about 52 per cent over five years

since the latest censuddobart's median home value at $535,9%8ceeds that oAdelaide,

Perth,and Darwin, ands on par with BrisbaneThe ratio of mediatdobart house prices to

median income has risahree and a half foldrom a ratio of two to nearly seven sincad

2002

High-leveladvice provided by urban development consultaBthos Urbarproposes a
residential subdivision within the Development Prextideliveringl50+ conventional residential
lots across an area of approximately t¥dctaresand 8 000 square metres t#rge format retail
on atwo-hectaresitein the immediate vicinity othe recently developed United petrol station.

16
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Demographic Prddi

Overview Market Area Definition

This section provides@emographic profile oBrighton municipalitydefines aMain Market
Areafor the DevelopmentPrecinctand profiles it andts Component Areas

TheMain Market Areais thegeographic territory from whickhe Precinctis expected to draw
most ofits prospectivebuyer interest angatronage The extent of the Market Area is
determined byseveralfactors which includ¢among other things)distance andravel times,
real or peceived barriersthe drawing power of th@ropositionand the locatiorand sizeof
intervening or competitive opportunities.

Asmerchandise sold itarge format retaiersare typically big ticket, occasional purchases
involving deliberation and comparison they typically draw patronage from an extensive regional
catchment. Forthis Market Assessmerd Main Market Aredhasbeen definedencompassing
thoseLocal Areasvithin a30-minute drive of theDevelopmentPrecinct.This encompasses an
areaof 3 728 square kilometresxtending northward t@atlandsgast to beyond Sorelsouth

to Mount Nelson and west to New Norfolk and the Derwent Valley.

Thesteep and densely wooded Wellington Range forms a hard boundary to theTéast.
Derwent Rivesplits the Main Trade Area dowits middle and crossriver movement is
constricted to three river crossindscatedrespectively at BridgewateDowsings (Bowen
Bridge)andPavilionPoints (Tasman Bridge)

Figure3.1: Main Market Area
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choice location
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Figure3.2. Main Market ArgBuiltup Area)

As every day needs items efe local convenience is a paramount consideration, the catchment

for food, groceries and liquor will be more localised. In buitareas with mature retail

networks supermarkebased centres typically draw from withigZkilometre radius. As a

satellitS aSGGt SYSyd 2y 120FNIQa y2NIKSNY FTNAy3IS:
rural and with longer distance to competitive alternatives, akilbmetres radius has been
FR2LIGSR a GKS OF G OkaseSsetail. F2NJ . NAIKi2yQa F22R

Primary Marketrea

ThePrimary Market Areaoincides with the Brighton municipalitgs at mid2021 it has a
residentpopulationestimated atl9 088(mid-2021)and projected to increasby 4 377 (23 per
cent)to 23 465 by 203@refer table 3.1)

The Essentidconomics report identified three suiegions withinthis areagenerally based on
its constituent SA2sThese are:

1. North, including the town of Brighton and village of Pontville (Brigltt®ontville SA2)

2. South, includingld Beactand{ (i ! yetfeéSn@rivillage (generally coinciding witld
BeachOtagoSA2(although excluding that part of Otago outside the municipality)

3. West, including Bridgewater and Gagebrook and coinciding with the entire area of
Bridgewaterq Gagebrook SA2.
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Figure3.3: Primary Market Area.

Secondary and Tertiary Market Areas
Secondary North

The Secondary North Area encompasses a sparsely populated rural area extending northwards
along the Midland Highway from Mangalore to Oatlands. Other towns include Campania,
Kempton,and Melton Mowbraylt has an estimated resident population of 6 500 paigd to
gain866 additional residents over the next 15 years growtog 386 by 2036.

Secondary East

The Secondary EastAréa { Sa Ay | 20 NI Q Zextéhdngeasdvaddirod K2 NS & dzo dzl
Risdon ValeGeilston Baynorth to Richmond to Wattle Hill, sduto Lauderdale and takes in

Sorell and Midway Poinlt is a populous arehome to 62 071 in mi®021, anticipated to

increase bg0 011 (16.1 per centp 72 082 by 2036.

Secondary South

The Secondary South Area extends along thevBet Valley taking in Granton and Claremont

on the southwest banks of the Derwent extending south to Chigwell and inland to include New
Norfolk. It is home to an estimated 28 309, anticipated to grow2430 (8.6 per centp 30

739.

Tertiary South

The Tertiary South extends from Rosetta south to Mount Nelson and Lower Sandy Bay and
eastwards to the Mount Wellington bushland. It encompasses the retail precincts of Moonah,
Glenorchy and Hobart CBIDbd the more central parts of Hobart urban area. hdsne to85

461, anticipated to increase to 91 818 by 2036.
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