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Executive

Summary

The Carr Family Trust (The Carr Family) has 

appointed Macroplan along with a multi-

disciplinary consulting team to prepare inputs 

to a submission to the draft Tranmere-Rokeby 

Peninsula Structure Plan (the Structure Plan) 

and to support future planning and 

development outcomes relating to their 

holdings.  

The Carr Family owns the majority of the 335-

hectare Tranmere-Rokeby Peninsula Structure Plan 

(the Tranmere-Rokeby Peninsula Planning Area), 

with the balance held by several other private, 

public and institutional owners.

The aim of the submission is to demonstrate the 

significant future development potential of the Carr 

Family’s holdings and the opportunity to create new 

housing formats targeting a diverse market, new 

retail and commercial uses supporting residents 

and workers and new tourism activities and facilities 

to be delivered at this unique Peninsula.  

This report presents the economic basis for 

reinterpreting the future role and function of the 

Tranmere-Rokeby Peninsula as a vibrant new 

destination, with the potential to attract new 

residents and visitors to the area.  

This report considers economic and real estate 

market trends within the Greater Hobart and 

Southern Tasmanian regional market contexts and 

provides a demand and supply assessment 

addressing several uses including residential, 

retirement living, aged care, retail, commercial, 

childcare, healthcare and short-stay 

accommodation. 

Key opportunities addressed in this report include:

1. The potential for a new residential destination 

catering to a wide market supporting housing 

diversity and affordability objectives and 

catering to a growing pre-retirement and 

retirement age cohort as well as families and 

first home buyers

2. New retail and services opportunities supporting 

residents, workers and visitors to the area that 

will complement pockets of coastal communities 

3. Opportunities to create a unique tourist 

destination opening new markets in the region 

and Hobart through events, hospitality and 

services fronting the River Derwent  

The potential for these opportunities and uses to be 

delivered within the Tranmere-Rokeby Peninsula 

area is presented in this report along with 

supporting economic and market analysis. 

“Redevelopment of Tranmere-

Rokeby Peninsula has the 

potential to support Tasmania’s 

future population growth, create 

new housing outcomes within 

the Greater Hobart area and 

alleviate emerging housing 

diversity and affordability 
challenges”
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A high-level analysis of market led scenarios 

indicates potential for higher dwelling yield (i.e. 

3,000-4,000 dwellings) within the area by 2046. 

However, this is heavily contingent upon a range of 

assumptions, including stronger population growth 

within several key cohorts, greater market share 

and higher dwelling density, and dependent on the 

market responding to future changes in Tasmanian 

and Hobart’s economy. 

According to Google Maps, the Tranmere-Rokeby 

Peninsula is around 15 kilometres from the Hobart 

CBD and 20 kilometres from Hobart International 

Airport, presenting a unique opportunity to address 

unmet demand for new dwellings. 

Redevelopment of the Tranmere-Rokeby Peninsula 

presents a unique opportunity to ‘open up’ more 

than 300 hectares of previously undeveloped land 

for the first time in the area’s history. 

A study area comprising ABS Statistical Areas 

Howrah – Tranmere and Rokeby, mainly comprise 

detached dwellings and historically this has made 

the area highly sought-after, particularly given its 

coastal characteristics and proximity to Hobart 

CBD. 

However, around 98.2% of occupied private 

dwellings in the study area are detached / semi-

detached with only about 1.5% of dwellings being 

units, flats or apartments.

• There is currently a significant mismatch 

between the existing stock of dwellings and 

household types with around 62.3% of single 

person households occupying large 3-4 

bedroom dwellings and 39.6% of dwellings with 

4+ bedrooms are occupied by households with 

two or fewer residents;

• The current median detached dwelling price 

amongst the 3 districts that comprise the study 

area ranged from $327,500 and $720,000 (RP 

Data) and median weekly rents $388 pw to $635 

pw (SQM research), whilst median unit prices 

ranged from $310,000 to $450,000, with median 

weekly rents ranging from $388 pw to $403 pw.  

Detached and semi-detached dwellings are 

significantly less affordable than alternative 

dwelling types. 

The level of development activity in the study area 

is relatively high with 913 dwelling approvals during 

the 5 years from 2015 to 2019 – 829 for detached 

dwellings and 84 for other residential types. 

This trend has the potential to continue to 

perpetuate the current dwelling stock mismatch and 

relative un-affordability, without higher density 

developments.

The current mismatch of dwelling types suggests 

there is immediate potential for medium density 

non-detached dwellings to provide more 

appropriate and affordably priced dwellings and 

rental accommodation catering to a diverse 

community.

“There are no other identifiable 

greenfield locations of this size in 

single ownership with similar 

development potential so close to 

the  Hobart CBD and Hobart 

Airport”

A new liveable community catering to a wide 

market supporting housing diversity and 

affordability objectives

Tasmania’s population is forecast to grow to around 

650,000 residents by 2050, representing a 

21.6%total increase over Tasmania’s 2019 

population. The municipalities of Hobart and 

Clarence will be two of the largest contributors to 

Tasmania’s future population growth.

During the next two decades the population of 

Clarence is forecast to increase by approx. 10,100 

residents. A significant portion of new residential 

settlements will take place within the Tranmere-

Rokeby Peninsula area.

Population-driven demand indicates at least 2,530 

additional dwellings will be required in the 

Tranmere-Rokeby Peninsula area by 2046.
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2. Families and first home buyers – this group is 

looking to purchase apartments, town houses, 

villas or flats with access to employment and 

services in the area with good access to Hobart 

CBD and Hobart Airport. This group has 

historically been confined to greenfield 

development areas much further north, south 

and east of Greater Hobart. Given there are few 

higher-density / town houses and villa-style 

developments taking place in established areas 

in and around Hobart, this sub-market is has 

few choices in this location.

3. Investors – this group comprises property 

investors seeking new investment-grade 

property (as opposed to established dwellings) 

with solid investment yields and long-term asset 

growth. Rental price growth and capital growth 

opportunities exist in the town-house and villa / 

holiday accommodation market close to Hobart 

Airport. However, there very is limited new 

investment grade stock being built in Tranmere 

and surrounding areas.

The first of these candidate markets is discussed in 

detail below.

The pre-retired and retirement-age population (55-

74 years) living in the study area and Clarence LGA 

represent a significant proportion of the 

demographic (around 22.9% of persons in the study 

area as at 2018, 24.6% of persons in Clarence LGA 

and 23.1% of persons in Greater Hobart) and this 

group has limited or no practical options for 

downsizing or cashing-out in the local market. 

In the future this age group will increase its relative 

share of the resident population transitioning from 

their existing home into more suitable, accessible 

accommodation such as an apartment, townhouse 

or villa or a new retirement village connected to or 

equipped with services and amenity. 

A significant proportion of residents living in the 

study area are aged 65+ and 70+, and this 

proportion is expected to experience significant 

growth into 2046. The effect of these cohorts will be 

to drive demand for aged care and retirement living 

options in the study area into the future.

Tranmere-Rokeby Peninsula has the potential to 

attract new residents from beyond the local 

catchment, meaning there will  be strong demand 

for residential developments catering to a wide 

market, including a pre-retired and retired residents 

looking for a coastal lifestyle with access to Hobart 

CBD and Hobart International Airport.

Our analysis suggests there will be demand for up 

to 230 retirement living Independent Living Units 

(ILUs) within the study area by 2046 and 380 aged 

care beds/ILUs within the study area during this 

period.

There is a growing market among pre-retired and 

retirement-age residents as well as families, first 

home buyers and investors that are largely un-

catered-for in the local and Greater Hobart property 

market. 

Whilst alternative residential products are not 

currently being built on a large scale in the 

Tranmere-Rokeby Peninsula, this does not suggest 

there is no demand for these types of products.

Major candidate sub-markets for new dwelling 

formats that may be delivered in the Tranmere-

Rokeby Peninsula Planning Area include:

1. Pre-retired / retirees market – this group 

comprises the 55-74 age cohort, including pre-

retired 55-64 and retired 65-74 aged residents 

looking to remain in the area (internal migration 

is the largest contributor to population growth 

within the municipality of Clarence) with no 

practical options for downsizing in the local 

market or appropriate options for retirement 

living. This is a significant and growing market.
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Sustained residential growth within Tranmere-

Rokeby Peninsula in the next 10-15 years will 

create demand for a 4,500 sq.m to 6,000 sq.m

neighbourhood retail shopping centre that would 

most likely be anchored by a major supermarket 

operator such as Coles or Woolworths, with approx. 

3,700 sq.m of floorspace for food, liquor and 

groceries, as well as a small provision of supporting 

fresh food specialties. 

This could be accompanied by a range of specialty 

uses in food-catering (450 sq.m), general (620 

sq.m), leisure (140 sq.m) and retail services (280 

sq.m) can be tenanted in support of the anchor.

In terms of location, it is most likely this 

neighbourhood retail centre would be located in an 

area that is highly visible and easily accessible, 

most likely towards the northern boundary of the 

Planning Area, similar to the location of the C1 

Local Centre outlined in the draft Tranmere-Rokeby 

Peninsula Structure Plan. 

Such a location will allow the centre to serve the 

existing Tranmere population and the future 

residents within the Planning Area and capture a 

proportion of expenditure from secondary trade 

areas such as Rokeby.

There may be potential for several smaller local 

centres available to a network of coastal 

communities distributed throughout the Planning 

Area, providing top-up and convenience-oriented 

retail. Whilst these smaller local centres play an 

important function, they are generally considered 

inadequate to serve the weekly food and grocery 

needs of the catchment population.

With continued population growth, more population-

based services would be required such as health, 

education, children’s services and a range of 

business services in the area.

Whilst population based serviced may or may not 

require office floorspace, this form of employment 

will also help improve employment self-containment 

and self-sufficiency within the study area.

The largest employing sectors within the study area 

(i.e. education and training, retail trade, and health 

care and social assistance) are largely consistent 

with the existing skills and professions of employed 

residents within the study area.

Commercial office developments and coworking 

operators tend to cluster around highly accessible 

locations with easy access via public transport and 

main road network. The Tranmere-Rokeby 

Peninsula Planning Area is located within the 

growth area to the east of the Hobart CBD across 

the River Derwent, with limited direct access via 

major arterial road and public transport, meaning 

most professionals work outside the area.

Providing new and different types of residential 

accommodation options will not only help meet the 

needs of older residents wishing to live in the 

Tranmere-Rokeby Peninsula but can also attract 

property investors looking for investment grade 

stock in the area as well as families and first home 

buyers looking to live close to Hobart CBD and 

Airport rather than greenfield locations 30-40 

minutes’ drive from Hobart.

New retail and services opportunities 

supporting residents, workers and visitors

Redevelopment of Tranmere-Rokeby Peninsula 

has the potential to unlock demand for new retail 

and commercial spaces supporting residents, 

worker and visitors to the area and some people 

living beyond the main trade area.

Whilst there are several smaller retail centres within 

the surrounding catchment (i.e. IGA Everyday 

Rokeby, Woolworths anchored Shoreline Plaza), 

the redevelopment of Tranmere-Rokeby Peninsula 

may create demand for new a neighbourhood retail 

shopping centre by 2036.
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Events spaces catering to larger groups such as 

schools and businesses /corporate market might be 

an angle that could be explored further given the 

location and views across the Peninsula towards 

the River Derwent.

Tasmania offers a unique history and natural 

landscapes, diverse regional produce, food, wine 

and culturally significant places including MONA -

all of which make Tasmania attractive as an 

international tourism destination. 

Capturing these themes and the supply chains 

underpinning them and harnessing the potential to 

bring these themes together in the Tranmere-

Rokeby Peninsula area will be important in driving 

tourism in the area.  

Attracting day-time, over-night and weekend visitors 

and capturing a share of the market for larger 

groups such as corporate/business travel, arts, food 

and music festivals and schools/universities will 

also be important drivers for the case for tourism 

investment in the area. 

It is notable that there has been a increase in the 

use of Airbnb, particularly within the Hobart CBD, 

immediate surrounds and inner suburbs. 

The growth of Airbnb is having ‘crowding out’ effect 

impacting the supply of traditional short-stay 

accommodation and limiting the pool of residential 

properties available for longer term rental, leading 

to tighter rental market and higher relative rents. 

Whilst there may be limited potential for commercial 

office developments within the Planning Area, there 

will be demand for a range of uses such as 

education, children’s services and various business 

services in the area.

The study area contains a significant cohort of 

residents aged 0-5 years, and the demand for long 

day care created by these residents currently 

outweighs the existing supply of long day care 

facilities. However, the study area is well-serviced 

by outside school hours care, and there will be no 

requirement for further development of OSHC 

facilities in the foreseeable future.

Based on the large proportion of young children 

and elderly residents and strong anticipated future 

growth in these cohorts, there appears to be a need 

for additional developments of medical centres with 

co-located allied health services.

Opportunities to create a unique daytime tourist 

destination opening new markets in the region 

and Greater Hobart

A redeveloped Tranmere-Rokeby Peninsula has 

the potential to capture a portion of Tasmania’s 

day-time and overnight tourism market and provide 

a range of new tourism attractions catering to 

visitors to the area looking for new experiences with 

the potential to stay in accommodation that offers a 

unique point of difference. 

This trend is impacting investment in the short-stay 

market generally in Hobart.

Analysis presented in this paper suggests there is 

unlikely to be sufficient tourism-led demand to 

make investment in new stand-alone short-stay 

accommodation viable in the area during the 

foreseeable future.

However, this may not preclude one-off market-led 

investments in unique tourism and accommodation 

offerings catering to a domestic and international 

market.

Examples of unique tourism and short-stay 

accommodation that attracts inter-state and 

overseas visitors include MONA, Salamanca Wharf, 

Battery Point, The Art Series Hotels and successful 

mixed-use concepts such as Ovolo Nishi 

(previously Hotel Hotel) in Canberra, Ovolo 

Woolloomooloo in Sydney or the Ivy in Sydney with 

integrated dining, conference/events and 

entertainment offerings.

The overall market potential of each candidate use 

based on the 2,530 dwelling yield scenario is 

presented in the table on the following pages. It is 

noted that the results may change if a higher 

dwelling yield scenario (i.e. 3,000 or 4,000 

dwellings) is adopted.
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Candidate 

Uses

Overall Market 

Potential

Demand Supply Key Considerations, Issues & Opportunities Indicative Sizing

Residential HIGH • Generally strong population growth 

within the study area

• The Tranmere / Droughty Point 

Peninsula is designated as one of the 

growth areas in Hobart

• Relatively large number of residential 

sales per annum within the study area 

with significant price growth

• Extremely tight rental market with high 

rental growth and low vacancy rate

• A level of housing stress in Rokeby

• Largely homogeneous detached 

dwelling stock with a lack of housing 

diversity

• A likely mismatch between generally 

large dwelling sizes and shrinking 

household sizes with limited options for 

smaller households and downsizers

• Significant new dwellings approvals

• The Clarence LGA is forecast to have the second 

largely population growth during 2018-42 across all 

LGAs in Tasmania.

• The population growth within study area has been 

outperforming the average growth rate of the 

overall Clarence LGA during recent years.

• The Tranmere / Drought Point Peninsula Planning 

Area is one of the designated growth areas of 

Hobart and presents significant potential to 

accommodate the projected population growth.

Capacity for up to 

2,530 dwellings at the 

based on a number of 

assumptions, which 

may include 

retirement products, 

subject market 

appetite

Retail / F&B HIGH • Generally strong population growth 

within the study area

• Demand from future population 

potentially accommodated

• Food, liquor and groceries (FLG), the 

main expenditure category for 

supermarkets, is projected to increase 

from $113 million at mid-2019 to $337 

million at 2046, reflecting an average 

annual growth rate of 4.1%

• Within the primary sector FLG 

expenditure is expected to increase 

from $17 million at 2026, to $88 million 

at 2046, once the Planning Area is 

projected to reach capacity

• The future residents of the Tranmere 

Rokeby Planning Area will likely utilise 

the Woolworths anchored Shoreline 

Plaza and the future Coles anchored 

Glebe Hill Village for their weekly 

supermarket shopping, before any retail 

centre is developed within the Planning 

Area

• Approximately 3-4 years after the residents of the 

Planning Area occupy their dwellings in 2030, a 

small to medium sized supermarket of around 

2,000 sqm can be supported, while a 

neighbourhood centre anchored by a full-line 

supermarket can be accommodated at around 

2036.

• The subject retail centre can accommodate an 

estimated 6,400 sqm of retail floorspace as the 

Planning Area approaches capacity.

Approx. 2,000 sqm 

supermarket around 

2030 and up to 6,400

sqm total retail 

floorspace capacity

Overall Market Potential Summary*

Note: * The overall market potential presented in the table is based on the 2,530 dwelling yield scenario.



9

Tranmere / Droughty Point Peninsula

Residential & Commercial Market Assessment macroplanFINAL DRAFT

Candidate 

Uses

Overall Market 

Potential

Demand Supply Key Considerations, Issues & Opportunities Indicative Sizing

Commercial LOW • A level of existing pool of educated / 

skilled workers and professionals

• Relatively low levels of job density, 

employment servicing ratio and self-

containment / sufficiency

• Limited direct access

• The share of office based workers is 

relatively low, reflecting limited demand

for office space with the study area

• A lack of involvement from State or 

local governments, education / research 

institutes, major private investment and 

market interest for a research / 

technology focused office park

• No existing or proposed supply of 

dedicated commercial office space in 

the study area.

• Most existing office space within the 

study area comprises shop fronts and 

ground level office spaces in mixed use 

buildings, which are generally small 

scale and lower quality

• The analysis indicates current office based workers 

in the study area could potentially support 6,324

sqm of commercial office floor space, and this is 

expected to increase in the future.

• This demand is likely to have been met by existing 

secondary office floorspace, given no existing 

dedicated office building supply.

• Commercial office developments tend to cluster 

around highly accessible locations with easy 

access via public transport and main road network.

• With a main focus on population based services, 

the potential for commercial office developments 

within the study area appears to be limited in the 

absence of major public or private led investment 

within the area in the short to medium term future.

-

Short Stay 

Accommoda

tion

LOW • Relatively low visitation levels with 

significant fluctuation year on year

• A large share of visitors were for visiting 

friends and relatives, with a small 

number of holiday makers and no 

business travellers 

• Minimum market penetration for 

commercial short-stay accommodation 

with almost all visitors staying in private 

accommodation 

• Only one small scale commercial short-

stay accommodation establishment

• No proposed supply

• The assessment indicates to stack up a small 

scale short-stay accommodation establishment 

with 40 rooms, a total of 113,880 overnight visitors 

per annum will be required, which is significant 

compared to the current visitation levels.

• In the absence of a substantial change in the 

current visitation patterns and/or major tourism 

destinations that drive significant underlying tourist 

accommodation demand, there is unlikely to be a 

‘demand driven’ requirement for new short-stay 

accommodation development in the catchment in 

the short to medium term future.

-

Note: * The overall market potential presented in the table is based on the 2,530 dwelling yield scenario.
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Candidate 

Uses

Overall Market 

Potential

Demand Supply Key Considerations, Issues & Opportunities Indicative Sizing

Retirement 

Living & 

Aged Care

HIGH • Continued population ageing including 

the 65+ and the 70+ age cohorts, 

supporting demand for retirement living 

products and requirement for aged care 

facilities

• Demand from future population 

potentially accommodated

• No existing or proposed supply of 

retirement living or aged care facilities 

in the study area

• There appears to be an existing unmet market of 

retirement living products and aged care facilities 

catering to the increasingly ageing population 

within the study area.

• The assessment indicates a theoretical demand for 

up to 230 ILUs and 380 aged care places within 

the study area by 2046.

• The Planning Area has great potential to absorb a 

large proportion of the theoretical demand.

Potential for 1-2

retirement villages 

with 50-70 ILUs per 

village as part of 

residential products 

and 1-2 aged care 

facilities with 60-80

beds per facility, 

subject to operator 

interest

Childcare LDC – HIGH

OSHC – LOW

• A relatively large share of children aged 

0-12 years within the study area, which 

is expected to continue to grow during 

the forecast period

• A relatively large share of working 

parents with moderate household 

income

• Generally low vacancy or at capacity 

among existing childcare centres

• Demand from future population 

potentially accommodated

• There are 3 LDC centres providing 195 

places and 3 OSHC facilities providing 

190 places within the study area

• There is one LDC centre proposed and 

scheduled to complete later in 2020, 

and no known proposed OSHC supply 

in the pipeline

• The gap analysis indicates an existing undersupply 

of 72 LDC places within the study area and the 

demand for additional LDC places will increase to 

approximately 149 places by 2046.

• However the analysis indicates the study area is 

already well serviced by OSHC facilities, with no 

future requirement foreshadowed.

One LDC centre with 

approx. 60-80 places, 

totalling 600-800 sqm 

built area, as well as 

600-1,200 sqm 

outdoor play area 

plus car parking, 

subject to operator 

interest

Medical / 

Allied 

Health

HIGH /

MODERATE

• Generally strong population growth 

within the study area, particularly 

children and the elderly

• A significant ageing population 

consistent with the overall trend

• Demand from future population 

potentially accommodated

• A number of medical centres and allied 

health services, mostly located in the 

northern portion of the study area

• No proposed medical centre or allied 

health facilities within the development 

pipeline.

• The assessment indicates up to 16 GPs will be 

required within the Planning Area by 2046.

• There appears to be an existing and increasing 

market gap for a number of allied health services. 

• This indicates a opportunity to co-locate a medical 

centre, various allied health services with the 

potential neighbourhood activity centre within the 

Planning Area.

One medical centre 

with up to 10 GPs 

totalling approx. 

625sqm plus car 

parking, accompanied 

by a number of co-

located allied health 

professionals, subject 

to operator interest

Note: * The overall market potential presented in the table is based on the 2,530 dwelling yield scenario.
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1.1_About this Report

The following report was prepared by Macroplan 

Holdings Pty Ltd (Macroplan) for the Carr Family 

Trust (The Carr Family) in relation to the potential 

development of landholdings at Droughty Point 

Peninsula south of Tranmere.

The Carr Family owns approximately 305.7 ha of 

land contained within the larger 335 ha Tranmere 

Rokeby Peninsula Structure Plan, September 2019 

(the Structure Plan with the area referred as the 

Planning Area in this report). The Carr Family’s 

holdings and parts of the wider Planning Area have 

significant capacity for residential development as 

well as a mix of retail and commercial uses. 

The Carr Family has engaged DPZ CoDesign and 

others to consider how to progress discussions with 

Clarence City Council (Council) about the Structure 

Plan. A highest and best use market assessment is 

required to help formulate the most appropriate 

development and planning pathway for the 

Planning Area ahead of future discussions with 

Council.

This report presents a market assessment involving 

several candidate uses identified, assessing the 

likely development potential of each use as part of 

an integrated development concept and discussing 

likely implications for the Tranmere-Rokeby 

Peninsula. This report may be used to support a 

submission to the draft Structure Plan and future 

discussions with Council and other agencies.

1.2_Scope of Work

This report addresses the scope of services set out 

in a contract of services between Macroplan and 

the Carr Family dated 27 February 2020.

The scope of work addressed in this report includes 

the following.

1. The Study area and Planning Area context, 

current planning controls and a review of 

relevant literature.

2. Economic and demographic overview, 

including local and regional population growth 

trends and forecasts, demographic / household 

formation and residential demand drivers 

reflecting official population forecasts, 

employment by industry, industry diversity 

including enterprise mix and business counts by 

type. This will help contextualise future 

development within Tranmere Rokeby 

Peninsula and Doughty Point Peninsula within 

the broader context of Greater Hobart and 

Tasmania.

3. Market demand and supply assessment for 

each of the uses identified as below within the 

context of the Planning Area and surrounding 

catchment, including:

o Residential dwellings;

o Retail, including supermarket, convenience 

store and specialty retail;

o Commercial office, including research hub / 

commercial office park, co-working and 

serviced office;

o Short-stay accommodation, conference and 

events, including hotel, serviced 

accommodation, conference / events centre, 

and boutique accommodation;

o Retirement living and aged care;

o Childcare, including long day care and after 

school care;

o Allied health and specialist consulting suites.

The report interprets the likely market potential of 

each of the uses and discusses the likely 

implications for Tranmere-Rokeby Peninsula.



13

Tranmere / Droughty Point Peninsula

Residential & Commercial Market Assessment macroplanFINAL DRAFT

1.3_References & Data Sources

The following data, information and reports were 

referenced in preparing this report.

• ABS Census 2006, 2011, 2016

• ABS 4402 Childhood Education and Care

• Booking.com

• Clarence Interim Planning Scheme, 2015

• Children’s Services Regulations, 1998

• Cordell 

• CoreLogic

• Department of Health & Human Services 

Tasmania

• Health Direct

• Tranmere Rokeby Peninsula Structure Plan, 

September 2019

• Tasmania Government Department of Treasury 

and Finance, May 2019

• Tasmania Planning Scheme

• Tourism Research Australia (TRA)

• Tourism Tasmania

• Real Estate Institute of Tasmania (REIT)

• Royal Australian College of General 

Practitioners (RACGP)

• Southern Tasmania Regional Land Use 

Strategy 2010-2035, amended 9 May 2018
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2_Study Context & Planning Area
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2.1_Literature Review

The following documents were reviewed by the 

author in preparing this report and frame the study 

context for this report.

• Population Growth Strategy, State of Tasmania, 

2015

• 2019 Population Projections – Tasmania and 

Local Government Areas, Department of 

Treasury and Finance, April 2019

• Southern Tasmania Regional Land Use 

Strategy 2010-2035, Southern Tasmania 

Regional Planning Project, October 2014

• Draft Tranmere Rokeby Peninsula Structure 

Plan, Clarence Council, September 2019

A brief description of each report and high-level 

interpretation of the relevance of each to this study.

2.1.1_Population Growth Strategy

State of Tasmania, 2015

The Tasmania Government’s Population Growth 

Strategy (2015) sets out a population growth target 

of 650,000 people to be reached by 2050. In order 

to achieve this target by 2050, the population must 

grow by approximately 3,750 persons per year 

during the forecast period. Population growth will be 

achieved through the following :

• Job creation and workforce development;

o Objective: to facilitate job creation and 

identify current and future employment 

opportunities to inform investment in 

education and training and migration 

strategies

• Migration; and

o Objective: to actively pursue and facilitate 

overseas and interstate migration as well as 

encourage return of the Tasmanian diaspora

• Liveability.

o Objective: to build and promote Tasmania’s 

liveability and foster a culture which is 

vibrant, inclusive, respectful and supportive

The Tranmere-Rokeby Peninsula Planning Area 

can contribute to a portion of Tasmania’s forecast 

population growth through the provision of housing 

and employment opportunities.

2.1.2_Population Projections (2019) – Tasmania 

and Local Government Areas

Department of Treasury and Finance, April 2019

The Department of Treasury and Finance prepared 

population projections in April 2019 for Tasmania 

and the 29 local government areas. 

The projections provide three potential growth 

scenarios (low, medium and high) under certain 

assumptions regarding natural population increase 

and migration. The Treasury indicates that that 

medium series is predominantly based on current 

trends in fertility, life expectancy at birth and 

migration, whilst the high and low series provide an 

indication as to how populations might change 

based on stronger and weaker underlying 

assumptions. It also indicates that the high and low 

series do not necessarily provide higher and lower 

limits of likely population estimates for the decades 

ahead. For most policy and planning purposes, 

Treasury recommends that the medium series be 

used.

Under a ‘medium’ growth scenario:

• Tasmania is projected to grow by 0.2% per year;

• The population growth forecast for City of 

Clarence is second to Hobart. 

Further details of these forecasts are presented in 

Chapter 3 of this report.
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2.1.3_Southern Tasmania Regional Land Use Strategy 2010-2035

The Southern Tasmania Regional Land Use Strategy 2010-2035 (STRLUS) 

was prepared as part of the Southern Tasmania Regional Planning Project in  

October 2014.

The purpose of STRLUS is to provide guidance to the growth and 

development of the Southern Tasmanian Region until 2035. Under this 

strategy, the following forecasts are presented:

• The average household size is 2.4 people per dwelling which by 2016 it is 

projected to decrease to 2.0 – 2.1;

• A demand for an addition 26,500 dwellings within the Southern Tasmanian 

Region; and

• 85% of new dwellings within greenfield development areas are between 7 

to 10 dwellings per hectare.

The strategy sets out a minimum net residential density of 15 dwellings per 

hectare with development being 50% infill and 50% greenfield. 

A portion of the Planning Area (shown in light blue in the accompanying map) 

is identified as Greenfield Development Precinct with the balance being 

located outside of the urban boundary. 

Land outside the urban growth boundary may be developed under the 

Environment Living Zone (ELZ) as shown on the Structure Plan.

Source: Southern Tasmania Regional Land Use Strategy, (2014)

Map 2.1_Residential Strategy for Greater Hobart – Residential Development Areas
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2.1.4_Draft Tranmere Rokeby Peninsula Structure Plan

The Tranmere-Rokeby Structure Plan (the Structure Plan) is identified as one 

of Greater Hobart’s designated greenfield growth areas in the Southern 

Tasmania Regional Land Use Strategy 2010-2035 (amended 9 May 2018).

The purpose of the Structure Plan is to guide the growth and development of 

Tranmere Rokeby Peninsula over the next 20 years. 

The Planning Area totals approximately 335 hectares (indicated by the red 

line in the adjoining map) and is located within Droughty Point Peninsula, 

which forms part of the municipality of Clarence. 

The Planning Area is located on the River Derwent, approximately 15 km from 

the Hobart CBD via the Tasman Bridge and 20 km from the Hobart 

International Airport via existing road networks.

The Planning Area is currently undeveloped, with existing residential areas to 

the west within the suburb of Tranmere and coastlines to the east, south and 

west of the Planning Area. 

The existing Droughty Point Road stretches along the east coast of the 

peninsula with several unsealed roads connecting to the south end of the 

Planning Area.

The Carr Family owns approximately 305.7 ha of land contained within the 

larger Planning Area (highlighted in yellow) and includes the following 

addresses:

• 310 Droughty Point Road, Rokeby;

• 936 Oceana Drive, Tranmere; and

• 1047 Oceana Drive, Tranmere.

Map 2.2_Tranmere-Rokeby Peninsula Structure Plan Planning Area

Source: NearMap (2020), Tranmere Rokeby Peninsula Structure Plan (2019), Macroplan (2020)
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o South-east portion of the Structure Plan 

reflecting significant slope which is classified 

as ‘high risk’ for residential development as 

shown on the Structure Plan.

• Environment Living Zone (ELZ) on the hilltop 

as shown on the Structure Plan.

Three commercial and employment areas are 

identified within the structure plan as:

• Local Mixed Use Centre  - 0.7 ha

• Local Centre/Tourism – 0.3 ha

• Local Centre – 0.5 ha

In terms of housing, the Structure Plan suggests:

• Subdivision will deliver a minimum average of 

15 dwellings per hectare; and

• An assumed dwelling yield of 1,800 dwellings 

and an assumed household population of 2.8.

Further details of the assumptions adopted in 

preparing population growth forecasts and dwelling 

yields for the Planning Area are presented 

elsewhere in this report.

2.1.4_Draft Tranmere Rokeby Peninsula 

Structure Plan (cont.)

The purpose of the Structure Plan is to guide the 

growth and development of Tranmere Rokeby 

Peninsula over the next 20 years. 

The Structure Plan indicates that of the total area, 

281.1 ha is developable, including 95.0 ha 

proposed to be rezoned to General Residential 

Zone (GRZ), 43.7 ha Low Density Residential Zone 

(LDRZ) and 142.3 ha Environment Living Zone 

(ELZ).

• General Residential Zone (GRZ) for most of 

the development area, generally extending 30m 

from the foreshore to an average height of 55 to 

70m AHD contour level as defined on the 

Structure Plan.

• Low Density Residential Zone (LDRZ)

o As a buffer between the ‘General 

Residential’ and ‘Environmental Living’ 

areas for all areas except for that area 

around the sheoaks where a buffer is not 

required as shown on the Structure Plan; 

and

Map 2.3_Tranmere Rokeby Peninsula Structure 

Plan, Housing

Source: Tranmere Rokeby Peninsula Structure Plan (2019)
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Current Zoning

The Planning Area, including the Carr Family owned addresses identified 

below, is covered by the following zones under the Clarence Interim Planning 

Scheme (2015). 

310 Droughty Point Road, Rokeby 

• Particular Purpose Zone 1 - Urban Growth Zone 

• Environmental Living 

936 Oceana Drive, Tranmere 

• Particular Purpose Zone 1 - Urban Growth Zone 

• Environmental Living 

1047 Oceana Drive, Tranmere 

• Particular Purpose Zone 1 - Urban Growth Zone 

Future Zoning

Under the Structure Plan, the land identified above is proposed to be rezoned 

as follows: 

• 95.0 ha General Residential Zone (GRZ)

• 43.7 ha Low Density Residential Zone (LDRZ) 

• 142.3 ha Environment Living Zone (ELZ).

Source: NearMap (2020), Clarence Interim Planning Scheme (2015), Macroplan (2020)

Map 2.4_Zoning
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Overlays

The Planning Area, including each of the addresses identified below, are  

covered by the following overlays:

310 Droughty Point Road, Rokeby 

Partially covered by:  

• Waterway and Coastal Protection Areas, Landslide Hazard Areas and 

Coastal Erosion Hazard Area 

936 Oceana Drive, Tranmere 

• Bushfire Prone Areas 

Partially covered by:  

• Biodiversity Protection Area, Waterway and Coastal Protection Areas, 

Landslide Hazard Areas and Heritage Area 

1047 Oceana Drive, Tranmere

• Bushfire Prone Areas 

Partially covered by:  

• Biodiversity Protection Area, Waterway and Coastal Protection Areas and 

Landslide Hazard Areas 

These overlays will have an impact on the developable area. Further 

investigations should be undertaken to determine if land is suitable for 

development.

Map 2.5_Overlays

Source: Clarence Interim Planning Scheme (2015), Macroplan (2020)
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3_Current Economic & Market Context
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3.1_Study Area Definition

For analysis purposes, a study area has been 

defined for this assessment based on the Howrah 

– Tranmere ABS Statistical Area Level 2 (SA2) and 

the Rokeby SA2.

Several factors have been considered in defining 

the study area, including the follows:

• Availability and consistency of published data.

• The location of the Planning Area, 

• Surrounding and regional context, 

• Road networks and accessibility, and

• Natural / man made barriers to movement.

The assessment and interpretation focuses on the 

study area and seeks to benchmark this with 

Clarence Local Government Area (LGA), Greater 

Hobart and Tasmania where relevant.

Map 3.1_Study Area

Source: ABS, Macroplan (2020)
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3.2_Economic Overview

The Droughty Point Peninsula is the only 

greenfield development precinct of its size within 

the southeast region of Greater Hobart, as 

identified by the Southern Tasmania Regional Land 

Use Strategy 2010-2035 (2018). It is strategically 

located in between the Hobart CBD and the Hobart 

International Airport, compared to other greenfield 

locations in the north (i.e. Risdon Vale, Old Beach, 

Granton and Bridgewater), south (i.e. Kingston) and 

east (i.e. Scorell) of Hobart.

The population growth within the study area has 

outperformed the average growth rates of the 

overall Clarence LGA, Greater Hobart and 

Tasmania during the past decade. This is also a 

relatively younger age profile with more family 

households.

There is an existing pool of professional, skilled and 

service workers. However the large majority of 

them leave to work outside of the study area, 

reflecting a lack of employment opportunities within 

the study area.

Overall there appears to be a typical growth pattern 

in greenfield locations with relatively significant 

population and dwelling growth supported by 

population based services such as retail, health 

and education.

Map 3.2_Regional Context

Source: ABS, Macroplan (2020)
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3.3_Population & Demographics

Population Growth

Tasmania recorded a population of 528,201 persons in 2018, growing by 

29,633 persons or 0.6% per annum on average during a decade from 2006. 

This is well below average annual growth rates recorded in many of 

Australia’s state capital cities during this period.

The Clarence LGA recorded a population of 56,945 persons in 2018 (11% of 

the Tasmanian total), increasing by 5,838 residents or 1.1% per annum on 

average during the same period, sitting above the Tasmania’s growth rate. 

The study area recorded a population of 17,419 persons in 2018 (31% of the 

Clarence LGA’s total), increasing by 3,028 residents or 1.9% per annum on 

average during the same period, ahead of both Clarence LGA and Tasmanian 

growth rates.

The Tasmania Government Department of Treasury and Finance published 

population projections for all Tasmanian LGAs in 2019, with low, medium and 

high series based on assumptions on fertility, mortality, net interstate 

migration and net overseas migration. According to the State Government’s 

projections, population in the Clarence LGA is expected to grow to 62,966 

persons under the low series, 65,960 persons under the medium series and 

70,675 persons under the high series. This represents average annual growth 

rates at 0.4%, 0.6% and 0.9% respectively.

It appears the State Government’s projections do not account for the potential 

development and growth of the Tranmere Rokeby Peninsula Planning Area 

covered by the structure plan, given the study area’s growth rate already 

exceeded the wider LGA. Potential population and dwelling growth regarding 

the Planning Area and study area are further discussed in Section 

4.1_Residential.

Chart 3.1_Historic Population Growth, Study Area, 2001-18*

Source: Tasmania Government Department of Treasury and Finance (2019)

Chart 3.2_Forecast Population Growth, Clarence LGA, 2017-41

Note: * As at June

Source: ABS Stat
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Population Growth (cont.)

During the next two decades, Hobart and City of Clarence 

are expected to see the largest increases in residents 

living in these areas, growing by 10,495 residents and 

10,097 residents, respectively.

Flinders, Brighton, Sorrell, Latrobe are expected to see 

the rapid change in population growth rates as these 

areas continue to grow rapidly from a lower relative 

population base.

Internal and overseas migration will be the most 

significant drivers of population growth in Hobart and 

Clarence, whilst natural population growth will be the most 

significant contributor to growth in Brighton and areas 

such as Glenorchy and Burnie.

Chart 3.3_Population Growth by LGA, 2014-19

Source: ABS Stat
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Demographic Profile

At least a third of Tasmania’s population is aged 

over 55 years, with the majority of these in the 55-

74 age cohort. This suggests that in the next 10 

years a significant proportion of Tasmanian’s will be 

in the 75+ age cohort (more significant compared to 

Victoria and New South Wales). This trend is 

generally similar in Clarence and the study area, 

31.4% of the population within the study area aged 

55+ years.  

Approximately 37.4% of the residents within the 

study area are aged 25-54, typically regarded as 

working-age population, which is largely consistent 

with the share in the Clarence LGA but slightly 

lower than Greater Hobart.  

Household composition within the study area 

indicates the proportion of couples with no children 

(28.5% out of all households), couples with children 

(27.5%) and one parent families (13.9%) are 

generally higher than the Greater Hobart and 

Tasmania. This totals over 70% of all households 

being family households within the study area, 

which is largely consistent with the overall Clarence 

LGA but higher than Greater Hobart..

The median household income within the study 

area is estimated at $64,480 as at 2016, which is 

slightly lower than the average of the Clarence LGA 

but largely consistent with the average of Greater 

Hobart. However, it is noted that the median 

household income in the Rokeby SA2 is 

significantly low ($50,128).

Table 3.1_Demographic Profile, 2016

Source: ABS Census 2016, ABS Stat

Census 2016 Study Area
Clarence 

LGA

Greater 

Hobart
Tasmania

ERP 2018 17,419 56,945 232,606 528,201

Population Density (persons/ha) 7.01 1.51 1.37 0.08

Age Distribution (% ERP)

0-4 6.7% 5.8% 5.8% 5.6%

5-19 19.1% 17.9% 18.3% 18.2%

20-24 5.4% 5.2% 6.3% 5.9%

25-34 12.2% 11.3% 12.8% 11.4%

35-44 12.8% 12.4% 12.4% 11.7%

45-54 12.4% 13.5% 13.3% 13.7%

55-64 12.2% 13.8% 13.2% 14.1%

65-74 11.4% 11.1% 10.0% 11.3%

75+ 7.8% 8.9% 7.8% 8.1%

Average Age (years) 40 43 40 42

Birthplace (% ERP)

Australian 90.0% 89.2% 85.3% 87.0%

Overseas 10.0% 10.8% 14.7% 13.0%

Household Composition (% Households)

Couples with no children 28.5% 29.0% 26.7% 28.8%

Couples with children 27.5% 28.2% 26.9% 25.9%

One parent families 13.9% 12.2% 12.4% 11.6%

Other families 0.6% 0.9% 1.0% 0.9%

Lone person 27.2% 27.4% 29.0% 29.6%

Group households 2.3% 2.4% 3.9% 3.3%

Average Household Size (persons) 2.4 2.4 2.4 2.3

Median Household Income ($ pa) $64,480 $68,099 $64,344 $57,357
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Resident Workforce Profile

Of all residents living within the study area, 7,172 

were employed as at 2016. This is around 29.2% of 

total employed persons in the Clarence LGA. 

This indicates a participation rate of 46.2% and 

94,1% employment rate within the study area, 

slightly lower than the averages of the Clarence 

LGA.

A relatively large share of employed residents living 

in the study area work in the fields of health care 

and social assistance (13.8%), public 

administration and safety (12.9%), retail trade 

(11.9%) and education and training (9.8%). This 

is largely consistent with the Clarence LGA and 

Greater Hobart.

It is noted only around 822 employed residents also 

work within the study area, representing 

approximately 5.0% of all residents. A significant 

proportion of employed residents leave the study 

area each day to work outside in other regions. This 

indicates a low level of employment self-

containment within the study area.

Table 3.2_Resident Workforce Profile, 2016

Source: ABS Census 2016

Census 2016 Study Area
Clarence 

LGA

Greater 

Hobart
Tasmania

Employed Residents 7,162 24,581 98,883 216,583

Resident Workforce 7,612 25,916 105,673 232,948

Employment Rate (%) 94.1% 94.8% 93.6% 93.0%

Participation Rate (%) 46.2% 47.3% 47.5% 45.7%

Industry of Employment (% employed residents)

Agriculture, Forestry and Fishing 1.2% 1.7% 1.9% 5.3%

Mining 0.3% 0.3% 0.3% 1.0%

Manufacturing 4.7% 4.7% 5.2% 6.9%

Electricity, Gas, Water and Waste Services 1.6% 2.0% 2.0% 1.6%

Construction 7.8% 8.5% 7.5% 7.6%

Wholesale Trade 2.1% 1.8% 1.8% 2.2%

Retail Trade 11.9% 11.0% 10.8% 10.9%

Accommodation and Food Services 6.3% 6.4% 7.9% 7.6%

Transport, Postal and Warehousing 3.8% 3.6% 3.5% 4.2%

Information Media and Telecommunications 1.5% 1.7% 1.9% 1.4%

Financial and Insurance Services 4.0% 3.1% 2.5% 2.1%

Rental, Hiring and Real Estate Services 1.5% 1.4% 1.3% 1.2%

Professional, Scientific and Technical Services 5.5% 5.6% 6.0% 4.7%

Administrative and Support Services 3.1% 3.1% 2.9% 3.0%

Public Administration and Safety 12.9% 12.0% 10.7% 7.8%

Education and Training 9.8% 10.4% 10.1% 9.3%

Health Care and Social Assistance 13.8% 14.2% 14.8% 14.2%

Arts and Recreation Services 1.9% 2.0% 2.3% 1.9%

Other Services 3.8% 3.9% 3.7% 3.7%

Other 2.6% 2.7% 3.0% 3.4%



28

Tranmere / Droughty Point Peninsula

Residential & Commercial Market Assessment macroplanFINAL DRAFT

3.4_Economics & Employment

Workers’ Profile

By comparison with employed residents presented, 

there are 1,794 workers working in the study area. 

This is around 11.6% of total workers in the 

Clarence LGA. Compared to the share of study 

area’s population and employed residents out of the 

Clarence LGA, its share of local workers appears to 

be significantly low.

Whilst the job density (0.72 jobs per ha) within the 

study area is largely consistent with the Clarence 

LGA and Greater Hobart, the job servicing ratio (i.e. 

the number of jobs provision per resident, at 0.11 

jobs per person within the study area) is 

significantly lower compared to the averages of the 

Clarence LGA and Greater Hobart. This indicates a 

lack of existing job opportunities within the study 

area, and represents an opportunity for the 

development of retail spaces and other services, 

who will benefit from a large potential workforce 

from which to draw employees.

A large share of local workers within the study area 

work in education and training (21.2%), retail 

trade (15.9%) and health care and social 

assistance (13.5%). This is generally consistent 

with the skills and professions of employed 

residents within the study area.

Table 3.3_Workers’ Profile, 2016

Census 2016 Study Area
Clarence 

LGA

Greater 

Hobart
Tasmania

Workers 1,794 15,410 99,359 215,363

Job Density (workers/ha) 0.72 0.41 0.59 0.03

Job Servicing Ratio (workers/resident) 0.11 0.28 0.45 0.42

Industry of Employment (% workers)

Agriculture, Forestry and Fishing 0.8% 2.4% 1.5% 5.3%

Mining 0.0% 0.1% 0.2% 0.9%

Manufacturing 4.1% 4.9% 5.4% 6.9%

Electricity, Gas, Water and Waste Services 0.4% 3.1% 2.0% 1.6%

Construction 8.6% 9.5% 6.3% 7.6%

Wholesale Trade 2.3% 1.5% 1.9% 2.2%

Retail Trade 15.9% 13.7% 11.2% 10.9%

Accommodation and Food Services 6.1% 6.8% 7.9% 7.7%

Transport, Postal and Warehousing 1.9% 4.4% 3.5% 4.2%

Information Media and Telecommunications 0.3% 0.6% 1.9% 1.4%

Financial and Insurance Services 1.0% 1.4% 2.6% 2.1%

Rental, Hiring and Real Estate Services 2.3% 2.1% 1.3% 1.2%

Professional, Scientific and Technical Services 4.0% 4.5% 6.0% 4.7%

Administrative and Support Services 3.7% 3.2% 2.6% 3.0%

Public Administration and Safety 5.9% 9.1% 11.1% 7.8%

Education and Training 21.2% 11.5% 10.2% 9.3%

Health Care and Social Assistance 13.5% 11.9% 15.3% 14.2%

Arts and Recreation Services 1.1% 2.3% 2.3% 1.9%

Other Services 4.1% 4.0% 3.8% 3.8%

Other 2.9% 3.0% 2.9% 3.4%

Source: ABS Census 2016
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Business Enterprise Diversity

There are around 680 businesses operating in the 

study area as at 2019, which is equivalent to 

around 20.1% of all businesses within the Clarence 

LGA. Among all business in the study area, non-

employing business and small businesses 

(employing 1-19 employees) account for over 

97.3% of the total.  

The largest proportion of businesses operating in 

the study area are within the construction (26.7%), 

professional, scientific and technical services 

(10.8%), and rental, hiring and real estate 

services (9.5%).

Overall, the study area possesses a relatively low 

level of business activity and employment diversity, 

with the area being primarily residential and 

residents travelling outside of the area for work. 

This indicates potential for improved employment 

opportunities within the study area, particularly 

population based services such as health, 

education, children’s services and retail supporting 

continued population growth within the area whilst 

allowing residents to work closer to their homes.

Table 3.4_Business Count, 2018

Source: ABS 8165

2019 Study Area Clarence LGA

No. Businesses 680 3,403

Business by Employment Size

Non employing 439 2,122

1-19 Employees 234 1,197

20-199 Employees 15 74

200+ Employees 0 0

Business by Industry

Agriculture, Forestry and Fishing                2.8% 5.6%

Mining                                           0.0% 0.4%

Manufacturing                                    3.3% 4.2%

Electricity, Gas, Water and Waste Services       0.4% 0.4%

Construction                                     25.5% 24.8%

Wholesale Trade                                  3.6% 2.9%

Retail Trade                                     3.6% 5.7%

Accommodation and Food Services                  3.0% 4.1%

Transport, Postal and Warehousing                9.1% 7.0%

Information Media and Telecommunications         1.2% 0.7%

Financial and Insurance Services                 7.1% 7.6%

Rental, Hiring and Real Estate Services          10.5% 8.8%

Professional, Scientific and Technical Services  10.1% 10.4%

Administrative and Support Services              4.5% 4.2%

Public Administration and Safety                 0.0% 0.0%

Education and Training                           1.3% 1.2%

Health Care and Social Assistance                7.9% 6.4%

Arts and Recreation Services                     2.8% 1.9%

Other Services                                   3.4% 3.8%

Other 0.0% 0.0%
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3.5_Summary

Key Issues

Whilst the Planning Area is strategically located in 

between the Hobart CBD and the Hobart 

International Airport, the access is relatively 

indirect via existing road networks.

The study area has been experiencing higher 

population growth compared to the wider 

Clarence LGA and Greater Hobart, particularly 

families. There is an existing pool of 

professional, skilled and service workers. 

However the large majority of them leave to work 

outside of the study area, reflecting a lack of 

employment opportunities within the study area. 

This is consistent with relatively low employment 

servicing ratio and low level of employment self-

containment within the study area. There is also a 

lack of business activity and employment 

diversity with the area being primarily residential.

The State Government’s population projections for 

the Clarence LGA indicates generally constrained 

growth rates, particularly under the low and 

medium series. Given the study area’s growth rate 

already exceeded the wider LGA, it appears the 

State Government’s projections do not account for 

the potential development and growth that could be 

supported within the Tranmere Rokeby Peninsula 

Planning Area.

Key Opportunities

The Planning Area is the only designated  

greenfield growth area of its size within the 

southeast of Greater Hobart. Compared to other 

greenfield locations in the north, south and east of 

Hobart, there appears to be a level of locational 

advantage of the area.

This is expected to support the continuing 

population growth within the study area and the 

Droughty Point as a designated growth area.

The comparison between employed residents and 

local jobs shows the largest employing sectors 

within the study area (i.e. education and training, 

retail trade, and health care and social assistance) 

are largely consistent with the existing skills and 

professions of employed residents within the study 

area. This presents an opportunity to improve 

access to employment opportunities by 

providing more population based services such 

as health, education, children’s services and retail. 

This will further support future population growth 

whilst improving employment self-containment 

and self-sufficiency.
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4_Future Opportunities Assessment

This section provides a market study including research, analysis and 

documentation of market demand and supply for each of the uses set out below in 

the context of the Planning Area, surrounding study area and the Greater Hobart:

• Residential dwellings;

• Retail, including supermarket, convenience store and specialty retail;

• Commercial office, including research hub / commercial office park, co-working 

and serviced office;

• Short-stay accommodation, conference and events, including hotel, serviced 

accommodation, conference / events centre, and boutique accommodation;

• Retirement living and aged care;

• Childcare, including long day care and after school care;

• Allied health and specialist consulting suites.
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4.1_Residential

Current Dwelling Situation

Dwelling Mix

The stock of dwellings in the study area is around 

6,939 dwellings. This is around 30% of dwellings 

within the Clarence LGA and around 3% of all 

dwelling stock in Tasmania. Almost two thirds of 

current dwelling stock within the study area is 

located in the Howrah – Tranmere SA2.

A significant share of dwellings in the study area 

are detached dwellings (87.9%), higher than 

Clarence, Greater Hobart and Tasmania. The 

Rokeby SA2 has a slightly larger relative share of 

semi-detached dwellings and townhouses (5.1%), 

however the overall study area has limited stock of 

flats, units and apartment. This indicates a lack of 

dwelling diversity within the study area.

Compared to the wider Clarence LGA, Greater 

Hobart and Tasmania, the study area had relatively 

low proportion of unoccupied dwellings as at 2016.

Unlike the overall trend of increasing housing 

diversity and density, there has been a growth of 

detached dwellings and a decline of non-detached 

dwellings within the study area between 2011-16, in 

terms of both numbers and relative shares. This 

reflects general characteristics of largely low 

density housing in the outer suburbs and growth 

areas, as well as a level of lack of investment in 

mid-to-high density residential market potentially 

due to access to funding, local construction costs, 

policy and planning barriers and risks, community 

needs, housing demand and preferences.

Table 4.1_Current Dwelling Mix, 2016

Source: ABS Census 2016

Source: ABS Census 2016

Chart 4.1_Change of Dwelling Structure, 2011-16

Census 2016

Howrah -

Tranmere 

SA2

Rokeby SA2 Study Area
Clarence 

LGA

Greater 

Hobart
Tasmania

Total Private Dwellings 4,463 2,476 6,939 22,986 94,425 229,714

Dwelling Density (dwellings/ha) 4.75 1.61 2.80 0.61 0.56 0.03

Dwelling Structure (% dwellings)

Separate House 88.6% 86.6% 87.9% 85.6% 76.9% 75.6%

Semi-detached / Townhouse 3.1% 5.1% 3.8% 3.9% 5.4% 5.0%

Flat / Unit / Apartment 0.8% 1.6% 1.1% 1.6% 7.8% 4.9%

Other 0.0% 0.0% 0.0% 0.4% 0.6% 0.5%

Unoccupied 7.5% 6.7% 7.2% 8.4% 9.3% 14.0%

Average Number of Bedrooms per Dwelling 3.2 2.9 3.1 3.1 3 3.0

Average number of persons per bedroom 0.8 0.9 0.8 0.9 0.8 0.9
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Housing Tenure & Affordability

A large share of dwellings in the Howrah –

Tranmere SA2 are owned outright (43.4%) or with a 

mortgage (37.6%), with 16.7% being rented. 

In contrast, a significantly higher share of dwellings 

are rented (41.1%) in the Rokeby SA2, whilst only 

19.5% owned outright, which is significantly lower 

compared to Howrah – Tranmere SA2 and the 

averages of the Clarence LGA, Greater Hobart and 

Tasmania. This reflects different socio-economic 

status between residents in Howrah – Tranmere 

and Rokeby.

The median monthly mortgage repayment in 

Howrah – Tranmere is reported at $1,625, higher 

than the wider region averages, whilst it is at 

$1,200 in Rokeby, significantly lower than regional 

averages. Similar patterns have been observed in 

median weekly rents. Unlike Howrah – Tranmere, 

there appears to be a degree of housing stress in 

Rokeby particularly rental stress, with 

approximately 18.3% households whose rents were 

30% or more of their household income. This 

reflects and overall lower level of household income 

in Rokeby.

This indicates a likely requirement for available 

dwellings at more affordable price points within 

growth areas in order to cater to diverse needs. 

This can be achievable through the development of 

smaller format residential stock.

Table 4.2_Housing Tenure & Affordability, 2016

Note: 1 Proportions in this table are calculated by taking the number of households who own their dwelling, and whose mortgage payments were 

30% or more of an imputed income measure and expressing this number as a proportion of the total number of households in an area, including 

those households which were renting their dwelling (excluding the small proportion of visitor only and other non-classifiable households).

2 Proportions in this table are calculated by taking the number of households whose rent payments were 30% or more of an imputed income 

measure and expressing this number as a proportion of the total number of households in an area, including those households which are not 

renting their dwelling (excluding the small proportion of visitor only and other non-classifiable households).

Source: ABS Census 2016

Census 2016
Howrah -

Tranmere 

SA2

Rokeby 

SA2

Study 

Area

Clarence 

LGA

Greater 

Hobart
Tasmania

Housing Tenure (% households)

Owned outright 43.4% 19.5% 34.8% 37.3% 32.9% 36.6%

Owned with a mortgage 37.6% 36.1% 37.0% 38.6% 35.2% 34.4%

Rented 16.7% 41.1% 25.5% 23.1% 28.5% 28.1%

Other 2.4% 0.7% 0.6% 1.0% 3.3% 0.9%

Mortgage Stress

Median monthly mortgage repayments $1,625 $1,200 - $1,452 $1,402 $1,300

Households with mortgage ≥ 30% of household income¹ 4.2% 6.7% - 5.2% 5.3% 5.1%

Rent Stress

Median weekly rent $320 $235 - $265 $260 $230

Households with rent ≥ 30% of household income² 5.7% 18.3% - 8.1% 10.9% 10.2%
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Housing Efficiency

It is indicated a range of socio-economic changes 

have led to declining household sizes across the 

urban areas. With much of the housing stock 

constructed in an era when families were larger, a 

disparity has emerged between dwelling sizes (by 

number of bedrooms) and the actual size of 

households (by number of usual residents). This 

disparity is presented in Table 4.3.

As at Census 2016, approximately 84.3% of the 

current dwelling stock in the study area have three 

or more bedrooms. This compares to current 

household sizes with 62.7% households having 

only 1-2 usual residents. 

Over half of the dwellings with three or more 

bedrooms in the study area are occupied by single 

or dual occupancy households. Almost 40% of the 

dwellings with four or more bedrooms are occupied 

by households with two or fewer residents. Almost 

two thirds of lone person households in the study 

area reside in dwellings with three or more 

bedrooms.

This indicates a likely mismatch between current 

dwelling supply and demographic / household 

profiles, and inefficient use of housing in the study 

area. It suggests limited options for smaller 

households and downsizers within the study 

area, given pre-existing housing stress.

Table 4.3_Dwelling Size vs. Household size, 2016

Source: ABS Census 2016

No. Usual Residents

No. Bedrooms 1 persons 2 persons 3 persons ≥4 persons Total

Study Area

≤1 brs 1.8% 0.3% 0.0% 0.0% 2.0%

2 brs 7.8% 4.7% 0.9% 0.3% 13.7%

3 brs 14.7% 24.0% 9.9% 11.8% 60.4%

≥4 brs 2.1% 7.3% 4.2% 10.3% 23.9%

Total 26.4% 36.3% 15.0% 22.3% 100.0%

Clarence LGA

≤1 brs 2.4% 0.5% 0.1% 0.0% 3.0%

2 brs 8.9% 6.3% 1.2% 0.4% 16.8%

3 brs 13.0% 21.8% 9.3% 10.4% 54.5%

≥4 brs 2.4% 7.7% 4.7% 10.9% 25.6%

Total 26.6% 36.4% 15.2% 21.7% 100.0%

Greater Hobart

≤1 brs 4.4% 1.0% 0.1% 0.1% 5.6%

2 brs 10.7% 8.5% 1.9% 0.8% 21.9%

3 brs 11.3% 19.1% 9.2% 10.0% 49.6%

≥4 brs 2.1% 6.4% 4.3% 10.2% 23.0%

Total 28.5% 34.9% 15.5% 21.1% 100.0%

Tasmania

≤1 brs 3.8% 0.9% 0.1% 0.1% 4.9%

2 brs 10.5% 8.2% 1.6% 0.8% 21.1%

3 brs 12.3% 20.8% 8.8% 9.8% 51.7%

≥4 brs 2.2% 6.8% 4.0% 9.4% 22.3%

Total 28.8% 36.7% 14.5% 20.0% 100.0%
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Residential Supply 

The two years of 2018-19 total 3,169 dwelling 

approvals across Greater Hobart, or around 1,585 

approvals per annum. Around 86.3% of all dwelling 

approvals were separate houses and 13.7% were 

other residential types (i.e. semi-detached, 

townhouses, flats, units and apartments). Whilst 

there is a moderate level of development activities 

in the Hobart CBD and surrounding inner suburbs, 

the predominant focus for new dwelling 

developments and settlements are in greenfield 

locations, including Tranmere / Drought Point 

Peninsula.

The number of new dwelling approvals in the study 

area has increased significantly in 2018 and 2019. 

the past 5 years during 2015-2019 averages 

approximately 182 dwelling approvals within the 

study area, with over 90% being detached houses 

and less than 10% other residential types.

Chart 4.2_Dwelling Approvals, Study Area, 2012-2019

Note: * 2019 2019 includes data from the 01/01/2019 to 31/05/2019

Source: ABS Stat
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Residential Pricing Trends

Residential Sales

There were a total of 259 house sales and 77 unit 

sales reported within the study area in 2019. The 

number of sales within the study area has 

increased since 2012 and then stabilised between 

300 and 350 sales per annum during the past 5 

years. The average sales rate during the 5 years 

from 2015 to 2019 is estimated at 335 sales per 

annum. Almost half of the residential sales within 

the study area were located in the suburb of 

Howrah, which is also one of the suburbs with the 

highest annual sales rate in Tasmania.

There is significantly disparity in median sales 

prices between suburbs within the study area. The 

suburb of Tranmere reported the highest median 

sales prices among all suburbs within the study 

area, at $707,000 for houses and $525,000 for 

units respectively as of 2019. Whilst Tranmere is 

one of the suburbs with the highest median house 

prices in outer Hobart, the other suburbs within the 

study area remain relatively affordable. 

All suburbs within the study area recorded 

significant growth in median prices during the past 

5 years between 2015-2019, particularly Rokeby. 

Median units prices in most of the suburbs within 

the study area are generally around 70%-90% of 

median house prices, albeit there were very limited 

unit sales in Clarendon Vale, Oakdowns and 

Tranmere.

Chart 4.3_Number of Sales, Study Area, 1996-2019

Source: REIT

Note: AAGR refers to average annual growth

Source: REIT

Chart 4.4_Median Sales Prices, Study Area, 2019
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Residential Rentals

The suburb of Tranmere reported the highest 

median rents at $540 per week houses and $640 

per week for units as at 2019. This is largely 

consistent with relatively high residential sales 

value within Tranmere.

Most suburbs within the study area recorded 

significant growth in median prices during the past 

5 years between 2015-2019, particularly Rokeby.

Rental vacancy rate for Howrah – Tranmere is 

reported at 0.6% and that for Rokeby is 0.1% in 

February 2020. This compares to the average 

rental vacancy of Hobart at 0.9% during the same 

period, sitting at the lowest across all capital cities 

in Australia. This may be attributed to reported 

population growth in recent years particularly in the 

growth areas and subdued new dwelling supply 

which cannot meet the growing demand. It is also 

reported there has been increased use of Airbnb as 

opposed to rental properties in Hobart as a result of 

the significant rise of tourism in Tasmania.

The likely development of Tranmere / Drought Point 

Peninsula appears to have significant potential to 

address continuing population growth within the 

wider region. This will have flow-on effects for 

future demand for retail and services in the area. 

Chart 4.5_Median Weekly Rents, Study Area, 2019

Note: AAGR refers to average annual growth

Source: REIT

Source: Domain, QSM Research

Chart 4.6_Rental Vacancy Rate, Study Area, Dec 2004 – Feb 2020
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Residential Market Segments

Australia’s population is experiencing demographic 

change, so an understanding of links between 

housing preferences and demographic 

characteristics has become more important. It is 

well established that Australian household sizes are 

declining in conjunction with an ageing population 

reflected in the fastest growing household type 

being ‘single-person over 65 years of age’.

This demographic trend broadly correlates with a 

growing preference for living in a medium density 

smaller-scale dwellings such as townhouses, 

units, and apartments as opposed to traditional 

detached dwellings. This trend is prevalent among 

young adults or lone persons with constrained 

budgets for housing, small households such as 

couples without children or one-child families, or 

ageing / retirement-aged families or lone persons 

seeking to ‘cash out’ of family homes and relocate 

to smaller properties.

Demand for townhouses or apartments is also often 

driven by affordability rather than dwelling 

characteristics, as rising house prices force 

households to compromise on their desire for 

detached dwellings in order to get a foothold in the 

property market in their preferred location.

Table 4.4 outlines the key residential purchaser 

segments and their demographic characteristics 

and housing preferences.

Table 4.4_Residential Purchaser Segments

Segment Description Product Preference

Young 

Professionals

• Aged between 25-34 years;

• Likely to be renters or first home buyers;

• Employed full-time with high individual income;

• High entertainment and social-related expenditure.

• Willing to spend a relatively high proportion of 

income on living in a ‘desirable’ location, such as 

accessible, central and waterfront locations with 

active communities or social scenes.

Key Workers • Aged between 25-34 years;

• Likely to be renters or first home buyers;

• Employed full time, typically with low to moderate incomes in 

blue-collar, services, health or education related occupations;

• May be more cautious in their expenditure compared to young 

professionals.

• May undertake shift work and therefore place 

importance on living close to their place of 

employment.

• Prefer low to medium density dwellings although 

will consider high-density dwellings due to 

affordability and expenditure constraints.

Young 

Families

• Aged between 25-34 years;

• Likely to be renters or first home buyers, in some cases may be 

second home buyers looking to upgrade;

• Generally comprised of couple families with young children 

(attending primary school or younger) looking to buy their first 

family home.

• They place a high value on relatively affordable 

low-density housing with nearby community 

facilities such as schools, sporting organisations 

and green space.

• They are more likely to relocate to the urban fringe 

than other market segments.

Mature 

Families

• Aged between 35-54 years with children still living at home;

• Value their careers and family;

• They may display relatively conservative lifestyles and have 

high expenditure on household items as well as status symbols 

such as cars, property and travel;

• They will also place importance on locations that are safe and 

family friendly with accompanying facilities and services, such 

as schools and employment nodes.

• Likely to be second or third home buyers looking to 

upgrade from a smaller home.

• They may also be looking for investment 

properties.

Empty 

Nesters / 

Pre-retirees

• Couples and singles aged between 55-64 years with no 

children living at home;

• Established consumers who value leisure time;

• Typically, they are looking to downsize from the large family 

home into smaller homes that require less maintenance.

• Third or fourth time home buyers looking for 

smaller low-density dwellings or medium density 

products such as townhouses, units or apartments.

• More likely to favour location-based characteristics 

than other buyers, with capacity for higher 

expenditure to locate in a high-amenity location.

Seniors / 

Retirees

• Couples and singles aged 65+ years who are no longer in the 

labour force;

• Mature age consumers who value safety, security, order and a 

sense of community;

• Place importance on ease of accessibility, low to minimal 

maintenance of property and proximity to facilities and services.

• Generally looking for medium density dwellings in 

prices ranging from affordable to premium, with 

some preferring retirement village / unit-style 

accommodation.
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Future Residential Potential

Both supply and demand-sides assessments for 

projecting future population and dwelling growth 

have been undertaken to assess future residential 

potential within the Tranmere Rokeby Peninsula 

Planning Area and the wider Study Area.

The supply-side assessment adopts the State 

Government’s projections as a basis and estimates 

the potential capacity within the Planning Area 

supporting additional population and dwelling 

growth.

The demand-side assessment tests a number of 

theoretical market-led growth scenarios with a 

focus on the key growth cohorts such as the 

working population and pre-retirement / retirement 

cohorts. 

Supply-side Assessment

Tranmere Rokeby Peninsula Planning Area 

As discussed in Section 3.3_Population & 

Demographics, it appears the assumptions used for 

the State Government’s projections do not account 

for the potential development and growth of the 

Tranmere Rokeby Peninsula Planning Area 

covered by the structure plan, given the study 

area’s growth rate already exceeded the wider 

LGA, coupled with low rental vacancy and pre-

existing housing stress.

In order to estimate the potential growth within the 

Planning Area, the following assumptions have 

been made:

• Of the 335 hectares of terrestrial land within the 

Planning Area, approximately 281.1 ha are 

identified for housing, including the proposed 

GRZ, LDRZ and ELZ (which sits outside of the 

current Urban Growth Boundary) as proposed 

by the Structure Plan and excluding major 

roads.

• An average of 60% net developable area ratio 

has been assumed, allowing for local roads, 

parklands, open spaces and community / civic 

uses. This indicates a developable area of 

approximately 168.6 ha for residential uses.

• The structure plan indicates a minimum average 

of 15 dwellings per ha, whilst the preliminary 

vision for Drought Point prepared by Circa 

Morris-Nunn Architects estimates approximately 

8.1 dwellings per ha. For analysis purposes, the 

following dwelling densities have been tested:

o Low yield: 8 dwellings per ha;

o Medium yield: 15 dwellings per ha;

o High yield: up to 20 dwellings per ha.

• Whilst the current average household size is 

approximately 2.4 persons per household, it is 

expected to moderate to 2.1 post 2026 as 

indicated in the Southern Tasmania Land Use 

Strategy.

• Allowing for the completion of the planning 

process and subsequent civil and construction 

works, with residents are assumed to occupy 

the Planning Area beginning mid-2026 and the 

overall precinct is assumed to be fully delivered 

and occupied by the end of the forecast period 

of 2046, totalling a development timeline of 20 

years.

• Take-up rates are assumed based on current 

sales rates within surrounding suburbs and 

capacity of dwelling yield:

o Low yield: starting from approximately 50 

dwellings per annum from 2026 increasing 

to up to 100 dwellings per annum at peak 

during 2026-46;
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o Medium yield: starting from approximately 

50 dwellings per annum from 2026 

increasing to up to 150 dwellings per annum 

at peak during 2026-46;

o High yield: starting from approximately 50 

dwellings per annum from 2026 increasing 

to up to 200 dwellings per annum at peak 

during 2026-46.

Using the assumptions above, the theoretical 

dwelling capacity to be accommodated within the 

Planning Area by the end of the forecast period is 

estimated at:

• Low yield: 1,349 dwellings;

• Medium yield: 2,530 dwellings;

• High yield: 3,373 dwellings.

The theoretical population to be accommodated 

within the Planning Area by the end of the forecast 

period is estimated at:

• Low yield: 2,833 residents;

• Medium yield: 5,313 residents;

• High yield: 7,083 residents.

Table 4.5_Population Projections, Tranmere Rokeby Peninsula Planning Area, 2018-46

Source: Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional Land Use Strategy 2010-2035 (2018), Macroplan (2020) 

Table 4.6_Dwelling Yield Projections, Tranmere Rokeby Peninsula Planning Area, 2018-46

Source: Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional Land Use Strategy 2010-2035 (2018), Macroplan (2020) 

Tranmere Rokeby Peninsula Planning Area

Projected Population
2018 2021 2026 2031 2036 2041 2046

Low Yield 0 0 105 630 1,470 2,310 2,833

Medium Yield 0 0 105 1,218 2,730 4,305 5,313

High Yield 0 0 105 1,785 3,885 5,985 7,083

Average Annual Growth 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Low Yield 0 21 105 168 168 105

Medium Yield 0 21 223 302 315 202

High Yield 0 21 336 420 420 220

Tranmere Rokeby Peninsula Planning Area

Projected Dwelling Growth
2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

2018-46 

Total

2018-46 

p.a.

Low Yield 0 50 250 400 400 249 1,349 48

Medium Yield 0 50 530 720 750 480 2,530 90

High Yield 0 50 800 1,000 1,000 523 3,373 120
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Tranmere Rokeby Peninsula Structure Plan 

Dwelling Yield Reconciliation

The estimated dwelling yield based on a number of 

general assumptions has been compared to the 

current Draft Structure Plan and Clarence Planning 

Scheme.

The Structure Plan indicates of the 281.1 ha 

developable area identified for housing there area:

• 95.0 ha General Residential, 

• 43.7 ha Low Density Residential, and 

• 142.3 ha Environmental Living

The Clarence Planning Scheme sets out general 

requirements for lot sizes by zoned, including:

• General Residential: minimum 450 sqm to 

maximum 1,000 sqm per lot;

• Low Density Residential: 1,500 sqm per lot; and 

• Environmental Living: 6 ha per lot

Based on the requirements above, it is estimated 

the precinct within the Tranmere Rokeby Peninsula 

Structure Plan could potentially accommodate 

approximately 1,265 dwellings (at 1,000 sqm per lot 

for General Residential) to up to 2,427 dwellings (at 

450 sqm per lot for General Residential). 

However, it is indicated total dwelling yield could be 

potentially increased with increased dwelling 

densities and/or potential multiple-dwelling 

residential products at some parts within the 

precinct.
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Study Area

In order to estimate the potential growth within the 

overall study area, a number of scenarios have 

been assessed:

• Trend growth: assuming the study area 

continues to grow on trend with the Planning 

Area remaining undeveloped;

• Low yield: assuming the Planning Area to be 

developed with low dwelling yield at 8 dwellings 

per ha, with the remaining of the study area 

growing on trend;

• Medium yield: assuming the Planning Area to be 

developed with medium dwelling yield at 15 

dwellings per ha, with the remaining of the study 

area growing on trend;

• High yield: assuming the Planning Area to be 

developed with high dwelling yield at 20 

dwellings per ha, with the remaining of the study 

area growing on trend.

Both recent new dwelling approvals and sales rates 

within the study area have been taken into 

consideration to estimate dwelling growth for the 

trend growth scenario. Based on historic statistics, 

dwelling growth within the study area is assumed at 

around 170-180 dwellings per annum within the 

next 5 years under the trend growth scenario, given 

recent high levels of new dwelling approvals. It is 

expected to slow down during the longer term, 

reflecting exhaustion of greenfield land supply and 

a level of infill redevelopment.

According to the Southern Tasmania Land Use 

Strategy, average household size is expected to 

decline from the current 2.4 persons per household 

to 2.1 post 2026.

Taking the above into account, the potential 

population growth within the study area during the 

forecast period is estimated at:

• Trend growth: from 17,419 persons in 2018 to 

24,060 persons in 2046, a growth of 6,641 

persons during 2018-46 or 1.2% per annum on 

average;

• Low yield: a total of 26,892 persons in 2046, a 

growth of 9,474 persons during 2018-46 or 1.6%

per annum on average;

• Medium yield: a total of 29,373 persons in 2046, 

a growth of 11,954 persons during 2018-46 or 

1.9% per annum on average;

• High yield: up to 31,143 persons in 2046, a 

growth of 13,724 persons during 2018-46 or 

2.1% per annum on average.

It is indicated the trend growth scenario is largely 

consistent with the historic population growth trend 

within the study area and generally conform with 

the State Government’s population projections for 

the overall Clarence LGA.

It is also noted that the relative share of residents in 

the study area out of the total Clarence LGA has 

been increasing during the past two decades. It is 

expected to continue to grow on trend under the 

trend growth scenario. With the potential 

development of the Tranmere Rokeby Peninsula

Planning Area, the relatively share is likely to 

increase, reflecting the wider peninsula being one 

of Hobart’s growth fronts.

The projected population growth for the study area 

for trend growth and three yield scenarios is 

presented in Table 4.7 and Chart 4.7 overleaf.
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Table 4.7_Population Projections, Study Area, 2018-46

Source: ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania 

Regional Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and 

Finance (2019), Macroplan (2020) 

Chart 4.7_ Population Projections, Study Area, 2018-46

Source: ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania 

Regional Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and 

Finance (2019), Macroplan (2020) 

Study Area

Projected Population
2018 2021 2026 2031 2036 2041 2046

Trend Growth 17,419 18,636 20,406 21,897 22,947 23,535 24,060

Low Yield 17,419 18,636 20,511 22,527 24,417 25,845 26,893

Medium Yield 17,419 18,636 20,511 23,115 25,677 27,840 29,373

High Yield 17,419 18,636 20,511 23,682 26,832 29,520 31,143

Average Annual Growth 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Trend Growth 406 354 298 210 118 105

Low Yield 406 375 403 378 286 210

Medium Yield 406 375 521 512 433 307

High Yield 406 375 634 630 538 325

Average Annual Growth Rate 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Trend Growth 2.3% 1.8% 1.4% 0.9% 0.5% 0.4%

Low Yield 2.3% 1.9% 1.9% 1.6% 1.1% 0.8%

Medium Yield 2.3% 1.9% 2.4% 2.1% 1.6% 1.1%

High Yield 2.3% 1.9% 2.9% 2.5% 1.9% 1.1%
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The theoretical dwelling growth within the study 

area during the forecast period of 2018-41 is 

estimated at:

• Trend growth: approximately 3,070 dwellings in 

total during 2018-41 or 110 dwellings per 

annum, which is largely consistent with the 

historic growth of 131 dwellings per annum 

during the last intercensal period of 2011-16;

• Low yield: 4,419 dwellings during 2018-41 or 

158 dwellings per annum;

• Medium yield: 5,600 dwellings during 2018-41 

or 200 dwellings per annum;

• High yield: 6,433 dwellings during 2018-41 or 

230 dwellings per annum.

Table 4.8_Dwelling Growth Projections, Study Area, 2018-46

Source: ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional Land Use 

Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and Finance (2019), Macroplan (2020) 

Summary

Considering the overall population trend and growth 

fronts within the Greater Hobart and the current 

Tranmere Rokeby Peninsula Structure Plan (2019), 

the medium yield scenario has been adopted in this 

assessment. 

Based on an average of 15 dwellings per ha within 

the Planning Area, it is estimated that:

• The Planning Area could potentially 

accommodate 2,530 dwellings and 5,313 

residents by 2046;

• The overall study area is estimated to growth by 

5,600 dwellings during 2018-46 or 200 dwellings 

per annum, which could accommodate 11,954

additional residents, and the total population 

within the study area could reach 29,373

persons in 2046, representing a growth of 1.9%

per annum on average.

Under the medium yield scenario, it is expected that 

the Planning Area including the Carr Family’s 

property has the potential to accommodate over 

40% of the total study area’s demand in absence of 

other greenfield areas of similar scale subject to 

market appetite.

Study Area

Projected Dwelling Growth
2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

2018-46 

Total

2018-46 

p.a.

Trend Growth 530 800 710 500 280 250 3,070 110

Low Yield 530 850 960 900 680 499 4,419 158

Medium Yield 530 850 1,240 1,220 1,030 730 5,600 200

High Yield 530 850 1,510 1,500 1,280 773 6,443 230
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Market Led Scenarios

The demand-side assessment tests a number of 

theoretical market-led scenarios at a high level with 

a focus on the key cohorts within the Study Area 

including:

• The working population cohort, i.e. the 20-54 

years, and

• The pre-retirement and retirement cohort, i.e. 

the 55+ years.

The high-level analysis of market led scenarios is 

entirely contingent upon a range of assumptions 

and dependent on the market responding to future 

changes in Tasmanian and Hobart’s economy. 

These scenarios are presented for analysis 

purposes to demonstrate what economic and 

market conditions and assumptions are required to 

achieve higher dwelling yields at the subject site.

This assessment assumes stronger population 

growth within the working cohort and pre-retirement 

/ retirement cohort in the Study Area, as well as 

greater market share possibly captured within the 

Tranmere Rokeby Peninsula Planning Area. Key 

assumptions made include the follows:

• The average annual growth rate of the 20-55 

years age cohort remains around 2.8% per 

annum during the forecast period of 2018-46, 

largely consistent with the year-on-year growth 

rate from 2017 to 2018 but significant above 

historic average annual growth rates of this age 

cohort during 2001-17;

• The average annual growth rate of the 55+ 

years age cohort increases to around 3.0% per 

annum during the forecast period of 2018-46, 

ahead of historic average annual growth rates of 

this age cohort during 2001-18;

• The average annual growth rate of the other age 

cohorts is consistent with trend growth based on 

the State Government’s projections;

Based on the assumptions above, it is estimated 

that the total population within the study area could 

reach up to approximately 33,559 persons by 2046. 

This is almost 40% higher than trend growth 

projection indicated by the State Government’s 

forecasts. This also accounts for over 50% of the 

total projected population within the wider Clarence 

LGA based on the State Government’s forecasts, 

significantly higher than the current share of 

approximately 30%.

This also presents a total growth of 16,140 persons 

from 17,419 persons as at 2018 within the study 

area, almost doubling the current population during 

the forecast period of 2018-46.

Based on a declining average household size from 

the current 2.4 persons per household to 2.1 post 

2026 as indicated in to the Southern Tasmania 

Land Use Strategy, the projected population growth 

may require an addition of 7,641 dwellings during 

2018-46 within the study area. This is a significant 

increase from the current 7,180 dwellings as at 

2016 within the study area.

Assuming 40% of the total additional dwellings 

within the study area to be located within the 

Tranmere Rokeby Peninsula Planning Area, this 

indicates a total of over 3,000 dwellings to be 

captured within the Planning Area.

If the assumed market share of the Planning Area 

to reach over 50% out of the total study area, this 

indicates up to 4,000 dwellings might be located 

within the Planning Area.

However, this indicates that the average dwelling 

density needs to reach up to 18-24 dwellings per ha 

within the developable area in order to yield 3,000-

4,000 dwellings within the Planning Area, 

significantly higher than most of the established 

areas within the study area and the wider Clarence 

LGA.

The demand-side population projection is 

presented in Table 4.9 and Chart 4.8 overleaf.

It is noted this demand-side population and dwelling 

projections are heavily contingent on various 

assumptions and is for analysis purpose only. The 

medium yield scenario of the supply-side 

projections presented in the previous page has 

been adopted in this assessment as a basis for 

examining future opportunities of various land uses 

at the site.
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Table 4.9_Population Projections (Demand-side), Study Area, 2018-46

Source: ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania 

Regional Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and 

Finance (2019), Macroplan (2020) 

Chart 4.8_ Population Projections (Demand-side), Study Area, 2018-46

Source: ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania 

Regional Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and 

Finance (2019), Macroplan (2020) 

Study Area

Projected Population
2018 2021 2026 2031 2036 2041 2046

Trend Growth 17,419 18,636 20,406 21,897 22,947 23,535 24,060

Supply-side - Medium Yield 17,419 18,636 20,511 23,115 25,677 27,840 29,373

Demand-side Projection 17,419 18,634 20,909 23,659 26,684 30,009 33,559

Average Annual Growth 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Trend Growth 406 354 298 210 118 105

Supply-side - Medium Yield 406 375 521 512 433 307

Demand-side Projection 405 455 550 605 665 710

Average Annual Growth Rate 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Trend Growth 2.3% 1.8% 1.4% 0.9% 0.5% 0.4%

Supply-side - Medium Yield 2.3% 1.9% 2.4% 2.1% 1.6% 1.1%

Demand-side Projection 2.3% 2.3% 2.5% 2.4% 2.4% 2.3%
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Housing Diversity & Affordability

The assessment indicates a likely mismatch 

between the current dwelling stock and household 

composition within the study area, with 87.9% of 

the current dwelling stock being detached houses 

whereas 62.7%of the households having only 1-2 

usual residents. This means inefficient use of 

current housing stock, limited housing options for 

smaller households and downsizers and 

consequently lower level of affordability.

With the overall demographic trends of increasing 

ageing population and declining household sizes, 

this indicates a growing requirement and/or 

preference for smaller scale dwellings such as 

townhouses, units and apartments as opposed to 

traditional detached dwellings. 

This presents a significant opportunity for the 

Tranmere Rokeby Peninsula Planning Area to 

provide a diverse mix of dwelling formats / 

typologies and accommodate the changing 

demand for housing.

The supply-side assessment indicates the Planning 

Area has the capacity to yield approximately 2,530 

dwellings accommodating approximately 5,313 

residents by 2046. 

Based on the overall trend growth by age within the 

study area, the share of 55+ years age cohort may 

increase to around 35% of the total projected 

population within the study area by 2046, who are 

likely to be empty-nesters and lone senior persons. 

On the other hand, the share of 0-19 age cohort is 

estimated to decline to around 20% of the total 

projected population within the study area by 2046, 

representing declined share of family households 

with dependent children.

Whilst there is no official projections for households 

or dwellings in Tasmania, the trendline growth by 

age can be used to reflect potential household 

types and dwelling formats during the forecast 

period. Based on trendline growth, the estimated 

2,530 dwellings within the Planning Area may be 

comprised of:

• Approximately 25%-30% detached dwellings, 

including:

o a large share of 3-bedroom dwellings, 

mainly catering to traditional families with 

children,

o followed by 2-bedroom dwellings, mainly 

catering to young couples / families with no 

children, one-child families, empty-nesters, 

pre-retirees and retirees, and 

o a small proportion of 4-bedroom dwellings, 

mainly catering to large mature families with 

children;

• Approximately 45%-50% semi-detached 

dwellings / townhouses with smaller footprints 

and smaller yards, including:

o a large share of 2-bedroom dwellings, 

mainly catering to young couples / families 

with no children, one-child families, empty-

nesters, pre-retirees / retirees and some 

professionals / key workers, and

o a small share of 3-bedroom dwellings, 

mainly catering to families with children.

• Approximately 20-30% low-rise units, flats and 

apartments with car parks, storage and onsite 

amenities, including:

o 2-bedroom dwellings, mainly catering to 

young couples / families with no children, 

empty-nesters, pre-retirees / retirees, and 

professionals / key workers, and

o 1-bedroom dwellings, mainly catering to 

young professionals, key workers and 

investors.

Under the market-led scenario with increased levels 

of growth in the working population and pre-retirees 

/ retirees assumed, greater dwelling yield of up to 

3,000-4,000 dwellings might be generated within 

the Planning Area. Under this scenario, an 

increasing share of medium density smaller-scale 

dwellings including semi-detached / townhouses, 

units, flats and apartments might be achieved on 

site.
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Overall it is noted that the potential to provide a 

diverse mix of dwelling formats / typologies and 

allowing for flexibility in the master plan is key to 

ensuring design responds to market needs over 

time.

Offering a diversity of housing choices will address 

the current situation of homogeneous housing stock 

and inefficient use of housing within the study area. 

This is also considered a means of maximising 

market potential across several market fronts and 

supporting affordability by providing various 

housing options catering to a wide market.

A number of indicative images showing a diverse 

mix of dwelling formats / typologies within the 

Greater Hobart context are presented adjacent and 

on the following pages.

Indicative Dwelling Format – Detached Houses

Source: NearMap (2020), Realestate.com
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Indicative Dwelling Format – Semi-detached / Townhouses

Source: NearMap (2020), Realestate.com, Toward Infill Housing Development (2019), Various
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Indicative Dwelling Format – Low-rise Units, Flats & Apartments

Source: NearMap (2020), Realestate.com, Various



51

Tranmere / Droughty Point Peninsula

Residential & Commercial Market Assessment macroplanFINAL DRAFT

4.2_Retail

Retail Trade Area Definition

The extent of the trade area or catchment for any 

centre is shaped by a number of important factors, 

which are described as follows:

i. The relative attraction of the centre in question 

as compared with alternative retail facilities. The 

factors that determine the strength and 

attraction of any shopping or activity centre are 

primarily the scale and composition of the 

centre, in particular the major trader (or traders) 

that are included within it; the layout, ambience 

and presentation of the centre; and carparking, 

including access and ease of use. 

ii. While the strength and appeal of a centre 

directly impacts on the breadth of customer 

draw, the proximity and attraction of competitive 

retail centres serve to restrict a centre’s ability to 

extend its trade area. Thus, the locations, 

compositions, quality and scale of competitive 

retail facilities all serve to define the extent of 

the trade area which the centre in question is 

effectively able to serve. 

iii. The available road network and public 

transport service and how they operate to 

effect ease of use and access to the centre in 

question are also important factors impacting 

on its relative attractiveness.

iv. Significant physical barriers which are difficult 

to negotiate or which take considerable time 

to cross can often act to delineate the 

boundaries of the trade areas that are able to 

be served by specific centres. 

A retail centre is therefore a concentration of retail 

stores, typically containing one or more anchors, 

which serves the weekly food and/or discretionary 

non-food retail needs.
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The retail trade area defined for the Tranmere Rokeby Peninsula Planning 

Area mirrors that of the residential catchment used in this report. Taking 

the above into account, the Tranmere trade area is influenced in particular 

by the following:

• The locations and scale of existing and future competitive retail 

centres, including Shoreline SC and Eastlands SC, as well as the 

proposed Coles anchored Glebe hill Village SC.

• The likely role and function of a retail centre in the Tranmere Rokeby 

Peninsula Planning Area, which is to effectively serve the food grocery 

and other convenient-oriented needs of the future Planning Area 

population, as well as the existing communities of Tranmere and 

Rokeby for example, in the surrounding area.

• Assumed easy and convenient access by residents in the surrounding 

area.

Map 4.3 illustrates the defined trade area and the existing and future 

network of retail facilities situated within or surrounding this catchment.

Map 4.2_Trade Area and Competition

Source: ABS, Macroplan (2020)
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Retail Trade Population

Table 4.10 details the existing and projected 

population levels within the defined trade area. The 

information has been collected from a range of 

sources, including the following:

• Australian Bureau of Statistics (ABS) Census of 

Population and Housing (2011 and 2016);

• ABS new Dwellings Approvals and Estimated 

Residential Population Data (2016-2018);

• The Southern Tasmania Regional Land Use 

Strategy (2010 -2035).

• Population projections prepared by the 

Tasmania Department of Treasury and Finance 

(2019)

The main trade area population the time of the last 

Census in 2016, is estimated at over 16,500 and 

follows the medium series population forecasts 

provided in the previous residential assessment of 

this report.

The main trade area is projected to reach a 

population of almost 29,400 at 2046, including a 

capacity population of over 7,400 in the primary 

sector.

Table 4.10_Retail Centre Trade Area Population, 2011-46*

Trade area sector 2016 2018 2021 2026 2031 2036 2041 2046

Primary 1,870 1,972 2,122 2,227 3,342 4,852 6,427 7,437

Secondary sectors

• Nth-east 5,940 6,320 6,860 7,775 8,580 9,105 9,405 9,680

• Nth-west 8,720 9,128 9,656 10,506 11,191 11,716 12,006 12,256

Total secondary 14,660 15,448 16,516 18,281 19,771 20,821 21,411 21,936

Main trade area 16,530 17,419 18,638 20,511 23,113 25,673 27,838 29,373

Trade area sector 2011-16 2016-18 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Primary 56 51 50 21 223 302 315 202

Secondary sectors

• Nth-east 102 190 180 183 161 105 60 55

• Nth-west 76 204 176 170 137 105 58 50

Total secondary 178 394 356 353 298 210 118 105

Main trade area 234 445 406 375 521 512 433 307

Trade area sector 2011-16 2016-18 2018-21 2021-26 2026-31 2031-36 2036-41 2041-46

Primary 3.3% 2.7% 2.5% 1.0% 8.5% 7.7% 5.8% 3.0%

Secondary sectors

• Nth-east 1.8% 3.1% 2.8% 2.5% 2.0% 1.2% 0.7% 0.6%

• Nth-west 0.9% 2.3% 1.9% 1.7% 1.3% 0.9% 0.5% 0.4%

Total secondary 1.3% 2.7% 2.3% 2.1% 1.6% 1.0% 0.6% 0.5%

Main trade area 1.5% 2.7% 2.3% 1.9% 2.4% 2.1% 1.6% 1.1%

Average annual growth (no.)

Forecast populationEst. population

Average annual growth (%)

Source: ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania 

Regional Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and 

Finance (2019), Macroplan (2020) 
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Retail Expenditure

Macroplan estimates retail expenditure capacity 

generated by trade area residents based on 

information sourced from Market Data Systems 

(MDS), which utilises the detailed micro-simulation 

model of household expenditure behaviour for all 

residents of Australia. The model takes into account 

information from a wide variety of sources, 

including the regular ABS Household Expenditure 

Survey, National Accounts Data, Census Data and 

other information. 

MarketInfo data is considered to be an accurate, 

indeed the best available, detailed measure of retail 

expenditure capacity and behaviour, and is widely 

relied on in the retail industry. Total retail 

expenditure is detailed in a number of categories, 

as follows:

• Take-home food and groceries – goods typically 

sold in supermarkets and specialty fresh food 

stores;

• Packaged liquor – packaged beer, wine and 

spirits such as those purchased at bottle-shops 

and liquor outlets. The combination of take-

home food and groceries and packaged liquor is 

referred to as FLG expenditure;

• Food catering – cafes, take-away outlets and 

restaurants;

• Apparel – clothing, footwear, fashion and 

accessories;

• Household Goods – giftware, electrical, 

computers, furniture and homewares;

• Leisure – sporting goods, games, books, 

stationary items, newspapers and magazines;

• General Retail – pharmaceutical goods, 

cosmetics, toys, florists, mobile phones; and

• Retail Services – key cutting, shoe repairs, hair 

and beauty.
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Chart 4.9 provides a summary of the per capita 

spending levels for residents of the Tranmere main 

trade area population, compared with benchmarks 

for metropolitan Hobart and Australia. 

Total per capita retail expenditure for main trade 

area residents is estimated at $13,825, 

approximately 2.4% below the metropolitan Hobart 

average. In the primary sector however, total retail 

expenditure is estimated to be 10% above the 

metropolitan Hobart average.

‘Fresh food’ and ‘Other food and groceries’, the 

main expenditure categories for supermarkets and 

neighbourhood centres, are estimated at 1.1% 

below and 10% above the metropolitan Hobart 

average respectively n the main trade area.  This 

behaviour is reversed in the primary sector, where 

expenditure on ‘fresh food’ is estimated at 9.8% 

above and expenditure on ‘other food and 

groceries’ is 1.4% below the metropolitan Hobart 

average respectively. This highlights the difference 

in spending behaviour of the existing residents of 

Tranmere (who possess greater earnings per 

annum) and Rokeby (who earn average incomes 

30% below the Hobart average).

Chart 4.9_Retail Centre MTA - Retail Expenditure per person, 2018/19*

* Including GST

Source: MarketInfo, Macroplan
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Table 4.11 presents projections of retail 

expenditure capacity for residents of the define 

main trade area. Retail spending throughout the 

trade area is expected to increase from around 

$322 million at mid-2019 $709 million by 2046, 

reflecting average annual growth of 4.0%. 

In the primary sector, retail expenditure is projected 

to grow from $40 million at 2026, when the first 

residents of the Tranmere Rokeby Peninsula 

Planning Area are expected to occupy their new 

dwellings, and is forecast to reach $198 million at 

2046, when the Planning Area is expected to reach 

capacity.

All spending forecasts in this report are expressed 

in inflated dollars (assumed at 1.5% per annum) 

and include GST.

The average annual growth rate generated by the 

main trade area over the forecast period consists of 

the following three elements:

• Average population growth of 1.9% per annum; 

• Inflation, assumed at 1.5% per annum; and

• Real retail expenditure growth of 0.6% per 

annum.

Table 4.11_Retail Centre MTA - Retail Expenditure capacity, 2019-2046*

Avg. ann. growth

Trade area 2019 2021 2026 2031 2036 2041 2046 ($M) (%)

Primary 31 33 40 64 103 152 198 3 7.1%

Secondary sectors

• Nth-east 74 79 102 125 147 169 193 3 3.6%

• Nth-west 139 147 181 213 248 282 319 4 3.1%

Total secondary 212 226 282 338 395 451 512 7 2.4%

Main trade area 243 259 322 402 498 603 709 9 4.0%

*Inflated dollars & including GST

Source: MarketInfo; MacroPlan

Forecast retail spend ($M)
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Table 4.12 details the retail expenditure of the 

Tranmere main trade area population by retail 

category. Food, liquor and groceries (FLG), the 

main expenditure category for supermarkets, is 

projected to increase from $113 million at mid-2019 

to $367 million at 2046, reflecting an average 

annual growth rate of 4.1%.

The FLG expenditure generated by primary sector 

residents is expected to increase from $17 million 

at 2026, to $88 million at 2046, once the Planning 

Area is projected to reach capacity.

Table 4.12_Retail Centre MTA - Retail Expenditure by category, 2019-2046*

Year ending FLG Food Apparel Household Leisure General Retail Total 

June catering goods retail services retail

2019 113 26 22 43 11 19 7 243

2021 121 28 24 46 12 21 8 259

2026 151 36 29 56 15 25 9 322

2031 190 46 36 70 18 31 12 402

2036 235 58 44 87 22 38 15 498

2041 285 71 52 105 27 46 18 603

2046 336 85 61 122 31 54 21 709

Average annual growth ($M)

2019-2046 8.2 2.2 1.4 2.9 0.7 1.3 0.5 17.2

Average annual growth (%)

2019-2046 4.1% 4.4% 3.8% 3.9% 3.8% 3.8% 4.0% 4.0%

*Inflated dollars & including GST

Source: MarketInfo; MacroPlan
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Competition

Table 4.13 retails the competitive retail facilities of 

relevance to a retail centre located within the 

Tranmere Rokeby Peninsula Planning Area, while 

their locations are illustrated on Map 4.3.

Eastlands SC, anchored by Kmart and Big W 

discount department stores (dds), as well as full-

line Woolworths and Coles supermarkets, is the 

largest enclosed centre in Tasmania. The centre 

contains 31,500 sq.m of retail floorspace, including 

a sizable apparel provision of prominent national 

fast and casual fashion brands. The centre is 

understood to be trading solidly, underpinned by 

the strong performance of its supermarket anchors 

and Kmart dds. Eastland SC also encompasses 

four mini-major tenants – the Reject Shop, JB Hi-Fi, 

rebel and a large BWS store – as well as a Village 

cinema complex, which is the only cinema location 

in eastern Hobart. Table 4.13_Schedule of Major Retail Facilities

A small IGA Everyday convenience store is located 

in Rokeby within the secondary north-east sector, 

while the Woolworths anchored Shoreline Plaza is 

located in the secondary north-west sector. The 

function and role of Shoreline Plaza, is to serve the 

weekly food, grocery and convenience oriented 

needs of its respective catchment, with the 

Woolworths supermarket supported by a small 

provision of specialties comprised of fresh food, 

takeaway food, independent fashion, pharmacy, 

discount variety store, hairdressing and beauty/nail 

salon uses. It is understood the Woolworths anchor 

trades strongly, and it is with this in mind, that the 

nearby Glebe Hill Village development recently 

announced Coles as the anchor tenant of the 

centre. Glebe Hill Village is expected perform a 

similar role to that of Shoreline Plaza, and of a 

similar scale and tenancy mix, with the centre 

notional projected to open by mid-2022.

The existing and future residents of the 

Tranmere Rokeby Planning Area are likely 

utilised both Shoreline Plaza and Glebe Hill 

Village as their weekly food and grocery 

shopping destinational before any retail centre 

is developed within the Planning Area. These 

residents are also likely to use retail facilities at 

Eastlands SC, although on a less frequent 

basis, given its concentration of discount 

department store and discretionary non-food 

specialities uses at the centre

Retail Dist. by road from

Centre GLA Major traders Structure Plan Area

(sq.m) (km)

Within trade area

Rokeby IGA 600 IGA Everyday 6.0

Shoreline Plaza 5,800 Woolworths 6.3

Glebe Hill Village (p) 5,500 Coles (p) 7.2

Beyond trade area

Eastlands SC 31,500 Kmart, Big W, Woolowrths, Coles 9.7

Source: Property Council of Australia; MacroPlan
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Retail Floorspace Demand

Modelling retail demand for a given area or centre 

depends on a range of factors, therefore the 

floorspace demand analysis presented in this 

section should be viewed as indicative.

Table 4.14 details the estimated quantum of 

traditional retail floorspace demand by residents in 

the defined Tranmere trade area not including large 

format retail or non-retail facilities (i.e. restricted 

retail, entertainment, medical, personal services, 

etc.). This indicative retail floorspace demand would 

be served by retail facilities located both within and 

beyond the main trade area, including Shoreline 

Plaza, the future Glebe Hill Village and Eastlands 

SC further afield. 

The floorspace figures in Table 4.13 are calculated 

by applying an average Retail Turnover Density 

(RTD) to the estimated available retail sales volume 

by category. The RTD is simply the level of sales 

per sq.m which retailers in each category typically 

achieve. The retail floorspace demand by residents 

in main trade area is forecast to increase over 

22,400 sq.m retail floorspace over the forecast 

period and is driven by the development of the 

Tranmere Rokeby Peninsula Planning Area. Once 

the Planning Area reaches capacity in 2046, the 

retail floorspace demand generated by the trade 

area population is projected to reach almost 60,000 

sq.m of retail floorspace.

Table 4.14_Estimated Retail Floorspace Demand, 2019-2046*

The figures illustrate how strongly the retail 

floorspace demand of the main trade area, but in 

particular, primary sector residents will increase 

over the forecast period, once residential 

development commences in the Planning Area. A 

conveniently accessible future retail centre within 

the Tranmere Rokeby Peninsula Planning Area will 

be very well placed to serve this strong increase in 

demand for retail facilities and is expected be the 

main food, grocery and convenience-oriented 

shopping destination for new residents of the 

Planning Area.

A neighbourhood centre at within the Planning 

Area, specifically within the Carr Family’s 

property would serve mainly the food, grocery 

and convenience-oriented needs of local 

residents and has the potential to retain a 

substantial proportion of the fresh food, take-

home liquor and grocery (FLG) spending in the 

Planning Area. The demand for retail floorspace 

at the subject centre will be driven primarily by 

the level of retail sales which a supermarket 

centre can reasonably expect to retain from the 

pool of expenditure generated by the primary 

sector population.

Year ending FLG Food Total Apparel H'hold Leisure General Retail Total Total 

June catering food goods retail services non-food retail

2019 12,608 4,076 16,680 4,979 9,601 1,893 2,764 1,297 20,530 37,210

2021 12,866 4,177 17,040 5,038 9,745 1,919 2,806 1,320 20,830 37,870

2026 14,438 4,726 19,160 5,522 10,760 2,115 3,103 1,468 22,970 42,130

2031 16,206 5,390 21,600 6,105 11,986 2,340 3,440 1,642 25,510 47,110

2036 18,012 6,107 24,119 6,706 13,272 2,568 3,782 1,825 28,153 52,272

2041 19,563 6,761 26,325 7,198 14,361 2,754 4,064 1,984 30,360 56,685

2046 20,661 7,255 27,916 7,486 15,054 2,868 4,243 2,092 31,742 59,658

RTD* 9,000 6,500 8,400 4,500 4,500 6,000 7,000 5,500 5,000 6,500

*Retail Turnover Density - Turnover ($) per sq.m in 2019, growth assumed at 0.7% p.a

Source: MarketInfo; MacroPlan
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The proportion of available FLG expenditure which 

a future neighbourhood centre within the Tranmere 

Rokeby Planning Area has the potential to retain 

from the defined primary sector is estimated at 

50%. At this retention rate, the centre would 

function as the main food and grocery shopping 

destination for the future residents of the Planning 

Area. Some FLG spend is likely to be directed to 

high-order facilities in the surrounding region to 

account for instances where supermarket shopping 

is done in conjunction with shopping for high-order 

retail needs.

For a neighbourhood centre, non-food retention 

rates are projected to be far lower. Household 

goods, along with apparel, are generally served by 

sub-regional or regional centres and it is likely that 

the future residents of the Planning Area will utilise 

facilities at Eastlands SC and the Hobart CBD for 

their higher-order retail needs. In line with the role 

and function of a neighbourhood centre, which is to 

serve the convenience-oriented needs of residents 

in the surrounding area, a future retail centre within 

the Tranmere Rokeby Peninsula Planning Area is 

likely to capture a moderate level of food-catering 

(mostly through cafes and takeaway food 

operators), general retail, leisure and retail services 

spend in its primary sector.

Across the total retail spectrum, the proportion of 

available expenditure retained from primary sector 

residents is estimated to be in the order of 20%, 

while retention rates are more modest in the 

secondary sectors, estimated at 5%. The analysis 

also allows for some of the retail floorspace 

demand to be generated by residents living beyond 

the trade area. We have allowed for 10% of the 

demand for retail floorspace to come from the 

secondary sectors and beyond the main trade area.

Table 4.15 indicates approximately 3 – 4 years after 

the residents of the Planning Area occupy their 

dwellings in 2030, a small to medium sized 

supermarket of around 2,000 sq.m can be 

supported, in combination with a small provision 

specialties (most likely to be tenanted for fresh 

food, café, takeaway food, hairdresser and 

pharmacy uses). 

At 2036, a neighbourhood centre is supportable 

within the Planning Area, and if a smaller centre 

was developed previously (as described in the 

previous paragraph), then it is considered that 

centre can be expanded to a neighbourhood 

sized centre, which generally average between 

4,500 sq.m to 6,000 sq.m, if anchored by a major 

supermarket operator such as Coles or 

Woolworths. By that time, the amount of retail 

floorspace considered supportable is estimated at 

approximately 4,900 sq.m, including over 3,700 

sq.m of FLG floorspace, which is at a level which 

can support a full-line supermarket (which are 

generally 3,200 sq.m or above in size), as well as a 

small provision of supporting fresh food specialties. 

Our analysis also shows that a range of specialty 

uses in food-catering (450 sq.m), general (620 

sq.m), leisure (140 sq.m) and retail services (280 

sq.m) can be tenanted in support of the anchor.

Table 4.15_Tranmere Rokeby Peninsula Planning Area retail centre Indicative supportable floorspace 

by, 2019-2046*

Year ending FLG Food Total Apparel H'hold Leisure General Retail Total Total 

June catering food goods retail services non-food retail

% retail expenditure retained

Primary 50.0% 15.0% 40.5% 0.0% 0.0% 10.0% 20.0% 35.0% 5.4% 20.4%

Secondary 10.8% 4.1% 9.2% 0.0% 0.0% 3.4% 5.8% 7.8% 1.6% 5.1%

Main TA 15.5% 5.6% 13.1% 0.0% 0.0% 4.2% 7.6% 11.4% 2.1% 7.1%

2019 2,138 250 2,390 0 0 87 230 162 480 2,870

2021 2,188 257 2,440 0 0 89 234 165 490 2,930

2026 2,451 290 2,740 0 0 98 257 183 540 3,280

2031 3,007 358 3,360 0 0 115 304 224 640 4,000

2036 3,702 443 4,140 0 0 135 362 276 770 4,910

2041 4,390 530 4,920 0 0 154 417 328 900 5,820

2046 4,861 592 5,450 0 0 166 453 363 980 6,430

Source: MarketInfo; MacroPlan
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Tenancy Mix

The key aspect in the success of any shopping 

centre is the major tenants (i.e. supermarkets), 

which act as key customer generators. The 

supporting specialty shops feed off the customer 

flows generated by these major traders.

At 2036, when the trade area population 

expenditure supports a neighbourhood sized 

centre, we estimate that around 1,400 - 1,600 sq.m 

of retail specialty floorspace may be supportable. 

The following outlines our recommendations of the 

specialty tenancy mix for the centre during this 

stage:

• Food Retail – This category includes tenants 

such as a baker, a butcher, a fresh produce 

store/green grocer and a delicatessen. Most of 

these tenants are typically provided in 

supermarket based shopping centres, as 

dedicated food retailers which reinforce and 

support the offer of the supermarket.   Around 3 

- 5  tenants (400 sq.m) in this category are 

supportable as part of Stage 2 developments, 

accommodating essential food uses such as a 

bakery and green grocer, butchers. 

• Food Catering – This category includes 

takeaway food stores, cafes and restaurants. 

We expect approximately 3-4 tenants could be 

supportable at the centre, including a café and a 

2-3 takeaway food tenancies.

• General retail – Key tenants in these categories 

include a discount variety store and a pharmacy, 

and it is expected that both these uses are 

supportable. 

• Leisure – Could include a small newsagency or 

stationery store.

• Retail Services – This category includes 

service-based tenants such as optometrists, dry 

cleaners, hairdressers and beauty salons. 2-3 of 

these tenants could be provided as part of a 

neighbourhood centre offer.

• Non-retail – In addition to retail specialty stores, 

non-retail tenants are generally provided at 

supermarket-based centres. Potential non-retail 

tenants expected to work well at the proposed 

centre include a fitness centre, a small medical 

centre and other allied health uses, a real estate 

agent office and post office. This supporting 

specialty tenancy mix is likely to reinforce the 

offer and role of a future retail centre locate 

within the Tranmere Rokeby Peninsula Planning 

Area, solidifying its role as the main food, 

grocery and convenience-oriented shopping 

destination for the future residents of the 

Planning Area.
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Further Considerations

The amount of supportable floorspace will 

substantially increase as the main trade area 

continues to be developed and approaches 

capacity. The retail floorspace analysis indicates 

that a retail centre within the Tranmere Rokeby 

Planning Area could support an expansion of an 

additional 1,500 sq.m in floorspace, as part of 

Stage 3 developments  as the Planning Area 

approaches capacity. The increase in supportable 

floorspace could potentially support a small 

additional expansion of the supermarket anchor, an 

increase in the fresh specialty provision, as well as 

additional takeaway food and café operators, 

general retail and retail services floorspace – the 

key retail category which underpin the role of the 

centre. An expansion is also likely to sustain up to 2 

mini-major tenant (over 400 sq.m in size) such as a 

large discount pharmacy (e.g. Chemist 

Warehouse), a discount variety store (e.g. 

Shiploads) or a large greengrocer.

Table 4.16 presents an indicative centre 

composition of supportable retail floorspace for a 

neighbourhood centre located within the Tranmere 

Rokeby Planning Area across 3 development 

stages, which would allow the centre to perform its 

role in effectively serving the weekly food, grocery 

and convenience-oriented needs of residents in its 

trade area. The ultimate supportable floorspace 

capacity this centre is estimated at around 6,400 

sq.m of retail floorspace, as well as an additional 

1,500 sq.m for non-retail services.

Table 4.16_Tranmere Rokeby Peninsula Planning Area retail centre - centre composition by stage, 

2030-2046

Capacity

Stage 1 Stage 2 Stage 3

Category (circa 2030) (circa 2036) (2044 onwards )

Major tenants

Supermarkets 2,000 3,400 3,600

Mini-majors 800

Retail specialties

Food & liquor 250 400 500

Food catering 250 400 500

Newsagency/Tattersalls outlet 150 150 150

General (incl. pharmacy & variety store) 200 300 500

Retail services 150 250 350

Total retail spec. 1,000 1,500 2,000

Total retail 3,000 4,900 6,400

Non-retail

Medical centre/allied health 250 500 500

Bank 100 250 250

Fitness centre 500 500

Travel agents 100 100

Post office 150 150

Total non-retail 350 1,500 1,500

Total centre 3,350 6,400 7,900

Source: MacroPlan
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Structure Plan Considerations

The draft Tranmere Rokeby Peninsula Structure 

Plan shows the proposed network of local centres 

designated to serve the area.  Local centres are 

designed to serve the top-up grocery and 

convenience-oriented needs of its generally 

walkable catchment, the composition of which 

usually contain a convenience store (of up to 400 

sq.m), a café, 2-4 additional convenience-oriented 

specialties (such as  takeaway food, hairdressers, 

beauty salons, green grocers), with the scale 

totalling up to 1,000 sq.m.

Summary

The analysis in this report has argued that a 

neighbourhood centre should be planned within the 

Planning Area, complemented by 1 -2 local centres 

(instead of 3-4), The key considerations which lead 

to this conclusion are summarised as follows:

• The analysis of population growth in the 

Tranmere Rokeby Planning Area provided in the 

Section is projected to support strong increases 

in retail floorspace demand to the scale which a 

neighbourhood centre anchored by a full line 

supermarket of around 6,400sq.m is 

supportable at capacity. The role of this centre 

would subsequently be to effectively serve the 

weekly food, grocery and convenience needs of 

its trade area population.

• While local centres are easily accessible and 

perform a top-up and convenience-oriented 

retail role, its general scale and offer is 

considered inadequate to serve the weekly food 

and grocery needs of its catchment population. 

If a neighbourhood centre was not developed, 

future residents of the Planning Area will need 

to rely on Shoreline Plaza or the future Glebe 

Hill Village for their weekly food and grocery 

shopping needs, resulting in escape expenditure 

from the growth area. The southern local centre 

site C2 may be further supportable, serving 

visitors to the area, while the existing local 

centre site (E1) should also be kept.

• A neighbourhood centre development will ideally 

locate on a visible and easily accessible site 

towards the northern boundary of the Planning 

Area, similar to the location of the C1 Local 

Centre outlined in the draft Tranmere Rokeby 

Peninsula Planning Area. Such a location will 

allow the centre to not only serve the existing 

Tranmere population and the future residents of 

the Planning Area, but also seek to capture a 

material proportion of expenditure from the 

secondary north-east sector, i.e. the existing 

residents of Rokeby.

• Analysis in this report shows that a 

neighbourhood centre is supportable by 2036. If 

the centre were to be developed at or near this 

date, this could provide some sales momentum 

for residential sales, as the added amenity of a 

neighbourhood centre could be looked upon 

favourably by prospective buyers.
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4.3_Commercial Office

Commercial Office Supply

The bulk of Hobart’s commercial office space is 

located within the Hobart CBD and the immediate 

surrounds. Commercial office space outside of the 

CBD and the immediate surrounds tends to be 

located in activity centres, shop fronts and office / 

industrial parks with relatively good access via road 

networks.

There is currently no supply of dedicated 

commercial office spaces* located within the study 

area. This is likely due to the locational attributes of 

the area, far from the Hobart CBD with limited direct 

transport accessibility through existing major 

arterial roads and public transportation.

Most existing office space located within the study 

area comprises small format shop fronts and mixed 

use buildings with relatively small office spaces 

located on the ground level, which are generally 

small scale and lower quality.

Note: Dedicated commercial office space refers to developments 

that are primarily comprised of office space. Such developments 

may have a limited amount of retail on the ground floor, but their 

primary use is commercial office. This distinction is made because 

the study area contains a level of supply of small 

shopfronts/mixed-use buildings which may contain a small 

allotment of office space, but their primary use is generally for 

retail or residential.

Coworking Space / Shared Office

Coworking space / shared office is a relatively new 

concept to the Australian office market. It is a 

business services provision model for the use of 

working spaces by self-employed workers, 

freelance workers, start-up businesses and/or small 

and medium-sized enterprises (SMEs).

The owner of a shared office / co-working space 

provides a work environment as well as office 

equipment and amenities found in a typical office. 

Typical features of co-working facilities include:

• Shared work spaces;

• 24/7 access;

• Reservable / rentable conference / boardrooms;

• Wi-Fi;

• Communal printer / copier / fax;

• Shared kitchens, bathrooms and lounges.

Research on coworking space / shared office 

indicates there are a number of co-working places 

in the Hobart CBD, with generally small capacity 

catering for 3-20 workers. However, coworking 

space / shared office is generally underdeveloped 

outside of the CBD.



65

Tranmere / Droughty Point Peninsula

Residential & Commercial Market Assessment macroplanFINAL DRAFT

Office Based Workers

In order to estimate the number of workers who 

may require office space, a cross-tabulation 

analysis has been conducted for the catchment. For 

analysis purpose, office based workers can be 

defined as workers in the industries and 

occupations listed below:

Industries

• Information media and telecommunications,

• Financial and insurance services,

• Rental, hiring and real estate services,

• Professional, scientific and technical services,

• Administrative and support services,

• Public administration and safety,

• Education and training, and

• Health care and social assistance;

Occupations

• Managers,

• Professionals, and

• Clerical and administrative workers.

It is also noted that some health / education 

workers work in hospitals, universities, schools and 

other educational institutes, and some professional 

/ service jobs are located in government buildings, 

shopping centres and/or street front shops. In this 

case, weights have been applied to adjust the 

number of office-based workers in these sectors.

Based on the assumptions above, the current 

office-based workers in the catchment is estimated 

at approximately 316 persons or 16.5% of total 

workers.
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Commercial Office Potential 

To estimate potential market gap for commercial 

office space within the study area, the following 

assumptions have been made:

• Employee demand for office based jobs 

increases in line with population growth during 

the forecast period of 2018-41 (Medium Series);

• Current average employment servicing ratio of 

the study area remains unchanged at 0.11 jobs 

per person during the forecast period;

• Current share of office workers remains 

unchanged at 16.5% during the forecast period;

• Office floor space requirement averages at 20 

sqm GFA per worker.

Based on the above assumptions, the analysis 

indicates that the current office based workers in 

the study area could support 6,324 sqm of 

commercial office floor space, and this is expected 

to increase in line with the future population growth 

given that there are no commercial office 

developments in the development pipeline. Whilst 

there is no existing standalone office building 

supply within the study area, this demand is likely to 

be met be current secondary floorspace supply 

such as shopfronts and mixed use buildings.

Although the data displays a level of supportable 

office floorspace, there are a number of factors that 

must be considered when assessing the viability of 

commercial office developments within the study 

area, including:

• The Planning Area is located within the growth 

area to the east of the Hobart CBD across River 

Derwent, with limited direct access via major 

arterial road and public transport. 

• Commercial office developments and coworking 

operators tend to cluster around highly 

accessible locations with easy access via public 

transport and main road network.

• To support a office park typically with a focus of 

research / technology, there might potentially 

require a level of involvement from State or local 

governments, education / research institutes, 

and/or major private investment.

The current employment statistics indicate the 

largest employing sectors within the study area (i.e. 

education and training, retail trade, and health care 

and social assistance) are largely consistent with 

the existing skills and professions of employed 

residents within the study area. With continued 

population growth, more population based services 

would be required such as health, education, 

children’s services and retail, as opposed to office 

based jobs. Whilst most population based serviced 

may not necessarily required office floorspace, this 

form of employment will also help improve 

employment self-containment and self-sufficiency 

within the study area.

With the above considerations, the potential for 

commercial office developments within the study 

area appears to be limited in absence of major 

public or private led investment in the short to 

medium term future.

Source: ABS Census 2016, ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional 

Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and Finance (2019), Macroplan (2020)

Table 4.17_Theoretical Demand / Supply Balance, Commercial Office, Study Area, 2018-41

Study Area 2018 2021 2026 2031 2036 2041 2046

Population Forecast 17,419 18,636 20,511 23,115 25,677 27,840 29,373

Workers Forecast @ 0.11 jobs/person Employment Servicing Ratio 1,916 2,050 2,256 2,543 2,824 3,062 3,025

Office Workers @ 16.5% Office Based Workers 316 338 372 420 466 505 499

Office Floorspace Demand (sqm GFA) @ 20 sqm GFA/worker 6,324 6,766 7,447 8,392 9,322 10,107 10,484
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4.4_Short-stay Accommodation

Tourism Market

The Tasmanian and Hobart’s tourism market has 

experienced significant growth during recent years.

Whilst the majority of visitors visited the Hobart 

CBD and the immediate surrounds during their 

trips, there is limited visitation made to the study 

area which is not generally regarded as a major 

tourism destination in Hobart.

Historic visitation within the study area fluctuated 

significantly during the past decade. Tourism 

Research Australia (TRA) reported a total of 

approximately 5,284 trips within the study area in 

2018, of which 3,773 were overnight trips. These 

overnight visitors contributed approximately 16,509 

visitor nights within the study area during the same 

year, indicating an average length of stay at 

approximately 4.4 nights.

The majority of overnight visitors who visited the 

study area were visiting friends and relatives, 

accounting for 84% of domestic overnight visitors 

and 63% of international visitors. The balance were 

holiday makers, whilst there was no business 

travellers and visitors for other reasons.

Chart 4.10_Visitation & Visitor Nights, Study Area, 2008-2018

Source: TRA

Source: TRA

Chart 4.11_Reasons for Visit, Study Area, 5-year Average, 2014-2018
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Commercial Short-stay Accommodation Supply

The supply assessment of commercial short-stay 

accommodation involves hotels, motels, serviced 

apartments and boutique tourist accommodation 

establishments.

There is only one short-stay accommodation 

establishment within the study area – the Shoreline 

Hotel located at 10 Shoreline Drive, Howrah, 

providing 13 rooms. There is no proposed supply 

reported in the development pipeline within the 

study area.

It is noted there are some other small scale short-

stay accommodation such as Airbnb, rented 

properties, Bed & Breakfast and guest houses.

In particular, with the growth of tourism in 

Tasmania, there has been a significantly increasing 

use of Airbnb. There are a significant number of 

Airbnb properties and rooms in Hobart, mostly 

located within the Hobart CBD, immediate 

surrounds and inner suburbs. The growth of Airbnb 

is having double ‘crowding out’ effect impacting the 

supply of traditional short-stay accommodation and 

also limiting the pool of residential properties 

available for longer term rental, leading to tighter 

rental market and higher relative rents.

Map 4.3_Existing Supply, Short-stay Accommodation, Study Area

Source: Various, Macroplan (2020)
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Commercial Short-stay Accommodation Penetration

Historic visitation statistics indicate almost all visitors visited the study area 

stayed at private accommodation including their own properties, friends / 

relatives’ properties, non-commercial caravan or camping and homestay. No 

visitation or visitor nights were reportedly spent in a commercial short-stay 

accommodation.

Short-stay Accommodation Potential

In order to test the potential opportunity to locate a new short-stay 

accommodation establishment with approximately 40 rooms within the study 

area, the following assumptions have been made:

• Target room occupancy at 65%;

• Increased market penetration of 5%;

• An average length of stay at 2.5 nights;

• An average of 1.5 guests per room.

Using the above assumptions, it is estimated that, to stack up a 40-room 

short-stay accommodation establishment, a total of 113,880 overnight visitors 

per annum will be required. This is significant compared to the current 

visitation levels.

In the absence of a substantial change in the current visitation patterns and/or 

major tourism destinations that drive significant underlying tourist 

accommodation demand, there is unlikely to be a ‘demand driven’ 

requirement for new short-stay accommodation development in the catchment 

in the short to medium term future.

Chart 4.12_Accommodation Used, Study Area, 5-year Average, 2014-2018
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Target No. of Rooms 40

Room Nights Available p.a. 14,600

Target Room Occupancy 65%

Room Nights Occupied p.a. 9,490

Estimated Average Guests per Room 1.5

Visitor Nights at Short-stay Accommodation p.a. 14,235

Estimated Average Nights of Stay 2.5

Visitors Stayed at Short-stay Accommodation p.a. 5,694

Estimated Penetration Rate 5%

Total Overnight Visitors Required p.a. 113,880

Source: TRA, Macroplan (2020)

Table 4.18_Short-stay Accommodation Potential, Study Area
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4.5_Retirement Living & Aged Care

This section provides a preliminary demand / supply assessment on 

retirement villages / independent living units (ILUs) and aged care facilities. 

4.5.1_Population Growth – 55+ Years

According to the population forecast independently undertaken by Macroplan, 

the total resident population aged 55+ years is expected to reach over 10,016

persons by 2046 (medium yield scenarios). This includes:

• Approximately 3,407 persons aged 55-64 years – the pre-retirement 

cohort,

• Approximately 6,609 persons aged 65+ years – the retirement cohort,

• Approximately 4,758 persons aged 70+ years.

The average annual growth rate for population aged 55+ years is estimated at 

2.2% p.a. during the forecast period.

Overall, the study area contains a significant ageing population, with the 

proportion of residents aged 55+ expected to increase significantly into 2046. 

As at there were approximately 2.0% of population aged 55+ years in the 

Clarence LGA living in retirement villages and another 3.1% of population 

aged 55+ years in the LGA living in nursing homes, comparing to none within 

the study area. 

Continued population ageing within the study area indicates likely demand for 

retirement villages and aged care facilities in the future. Detailed provision 

ratios and estimated demand are further discussed in the following sections.

Chart 4.13_Population Growth, Age Cohorts 55+ Years, Study Area, 2018-46

Source: ABS Census 2016, ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern 

Tasmania Regional Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury 

and Finance (2019), Macroplan (2020)
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Population 55+ Years 5,449 19,122 177,603

Population 55+ Years Living in Retirement village 0 385 2,963

% Population 55+ Years Living in Retirement village 0.0% 2.0% 1.7%

Population 55+ Years Living in Nursing Home 0 590 4,072

% Population 55+ Years Living in Nursing Home 0.0% 3.1% 2.3%

Table 4.19_Population in Retirement Village and Nursing Home, 55+ Years, 2018

Source: ABS Census 2016, ABS Stats
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4.5.2_Retirement Living

ILU Supply

There is no existing or proposed retirement villages 

within the study area. 

ILU Provisions

The provision of ILUs is defined as the number of 

ILUs available per 100 residents aged 65+ years 

within an area. The study area does contain any 

ILU supply, and therefore the provision rate is 0%, 

which compares to provision rates of the Clarence 

LGA (4.1%) and Tasmania (2.8%).

The 2016 Census data also indicates no residents 

aged 65+ years in study area live in retirement 

villages, reflecting a penetration rate of 0%, which 

compares to penetration rates of the Clarence LGA 

(4.1%) and Tasmania (2.7%).

With no existing supply of retirement living products 

within the study area, there appears to be a current 

unmet market catering the increasingly ageing 

population.

It is noted that across Greater Hobart, there exists 

relatively strong demand for retirement living 

products, with low vacancy rates and long waiting 

lists. This presents an opportunity for the Planning 

Area to capture a portion of the unmet demand 

from the wider region.

Source: ABS Census 2016

Table 4.20_Provision Rates, ILU, 2018

2018 Study Area Clarence (C) Tasmania

Population 65+ Years 3,161 10,334 97,328

Population 65+ Years Living in Retirement village 0 357 2,656

No. Retirement village dwellings 0 424 2,718

Provision Rate 0.0% 4.1% 2.8%

Penetration Rate 0.0% 3.5% 2.7%
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Theoretical ILU Demand

To estimate potential market demand for retirement 

living ILUs within the study area, the following 

assumptions have been made:

• Population growth for the age cohort of 65+ 

years within the study area is estimated to 

growth to approximately 6,609 persons by 2046;

• Penetration rate of the population aged 65+ 

years living in ILUs located within the study area 

is assumed to be improved to the penetration 

level of the Clarence LGA at 3.5%.

The assessment indicates that, with increasing 

number of population aged 65+, there is estimated 

to be a theoretical demand for up to 230 ILUs within 

the study area by 2046, benchmarking to the 

penetration rate of the Clarence LGA. The Planning 

Area presents significant potential to capture a 

large proportion of this theoretical demand.

Source: ABS Census 2016, ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional 

Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and Finance, Macroplan (2020)

Table 4.21_Theoretical Demand, ILUs, Study Area, 2018-46

Retirement Village 2018 2021 2026 2031 2036 2041 2046

Population 65+ Years 3,397 3,671 4,328 4,970 5,572 6,153 6,609

ILU Theoretical Demand (dwellings) 119 129 152 174 196 216 232
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4.5.3_Aged Care

Aged Care Supply

There is no existing or proposed aged care facility 

within the study area. 

Demand / Supply Gap

To estimate potential market demand for aged care 

beds within the study area, the following 

assumptions have been made:

• Population growth for the age cohort of 70+ 

years within the study area is estimated to 

growth to approximately 4,758 persons by 2046;

• The provision of aged care places at 80

residential care places for every 1,000 persons 

aged 70+ years, consistent with the national 

benchmark set by the federal government.

The assessment indicates that, with increasing 

number of population aged 70+, there is estimated 

to be a theoretical demand for up to 380 beds 

within the study area by 2046, based on the 

national benchmark. The Planning Area presents 

significant potential to capture a large proportion of 

this theoretical demand.

Table 4.22_Theoretical Demand, Aged Care, Study Area, 2018-46

Source: ABS Census 2016, ABS Stats, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional 

Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and Finance, Macroplan (2020)

Aged Care 2018 2021 2026 2031 2036 2041 2046

Population 70+ Years 2,264 2,460 2,995 3,490 3,929 4,399 4,758

Aged Care Demand (beds) 181 197 240 279 314 352 381

For higher population and dwelling yield scenarios 

(i.e. 3,000-4,000 dwellings) within the Planning 

Area, the same national benchmark at 80 places 

per 1,000 persons aged 70+ years can be applied 

to determine the likely requirement for aged care 

places.
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4.6_Childcare

The assessment of childcare involves long day care 

(LDC) and outside school hour care (OSHC).

Population Growth – 0-12 Years

According to the State Government population 

forecast, the total resident population aged 0-12 

years is expected to reach approximately 4,788

persons by 2046 (medium series). This includes:

• Approximately 1,439 children aged 0-3 years,

• Approximately 705 children aged 4-5 years, and

• Approximately 2,644 persons aged 6-12 years.

The average annual growth rate for population 

aged 0-12 years is estimated at 1.7% p.a. during 

the forecast period.

Chart 4.13_Population Growth, Age Cohorts 0-12 Years, Study Area, 2018-46
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Childcare Supply

There are 3 LDC facilities providing approximately

195 places and 3 OSHC facilities providing 

approximately 190 places within the study area. 

There is one LDC facility proposed and scheduled 

to complete later in 2020, and no known proposed 

OSHC supply in the pipeline. 

The supply of childcare facilities are presented in 

Map 4.6 overleaf.

Childcare Utilisation

The ABS Childhood Education and Care release 

indicates the average utilisation of childcare 

facilities across all States and Territories in 

Australia. As at 2017, the average childcare 

utilisation in Tasmania is reported as follows.

LDC

• Approximately 30.8% of children aged 0-3 years 

usually attend LDC,

• Approximately 24.6% of children aged 4-5 years 

usually attend LDC, and

• An average of 16.4 hours per week spend at 

LDC, reflecting 2-3 days per week at LDC;

OSHC

• Approximately 4.5% of children aged 4-5 years 

usually attend OSHC,

• Approximately 12.6% of children aged 6-12 

years usually attend OSHC, and

• An average of 5.2 hours per week spend at 

OSHC, reflecting approximately 2 days per 

week at OSHC.
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Map 4.4_Supply of Childcare, Study Area

Source: Various, Macroplan (2019)
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Theoretical Demand / Supply Gap

LDC

To estimate potential market gap for LDC places 

within the study area, the following assumptions 

have been made:

• Population growth for the age cohorts of 0-3 

years and 4-5 years within the study area is 

estimated to grow to 1,439 children and 705 

children respectively;

• Utilisation rates of LDC remain at current levels 

of 30.8% for children of 0-3 years and 24.6% for 

children of 4-5 years;

• Attendance rate is assumed at 60% reflecting 

the current average time of 16.4 hours or 2-3 

days per week spent at LDC;

• The number of LDC places proposed has been 

assumed by taking the average places of 

existing supply;

• The proposed LDC facility will continue on 

course to be completed by the estimated 

completion date;

• Average occupancy rate is assumed at 85% 

accounting for sick days, holidays and other 

absences on short notice.

Table 4.23_Theoretical Demand / Supply Balance, LDC, Study Area, 2018-46

Source: ABS Census 2016, ABS Stat, ABS 4402, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional 

Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and Finance (2019), Macroplan (2020)

Study Area 2018 2021 2026 2031 2036 2041 2046

Population 0-3 Years 927 992 1,092 1,202 1,310 1,392 1,439

Population 4-5 Years 453 466 513 555 616 668 705

Total Children 1,380 1,458 1,605 1,757 1,926 2,060 2,144

Utilisation Rate 0-3 Years 30.8% 30.8% 30.8% 30.8% 30.8% 30.8% 30.8%

Utilisation Rate 4-5 Years 24.6% 24.6% 24.6% 24.6% 24.6% 24.6% 24.6%

Potential Demand for LDC 397 420 462 507 555 593 617

Attendance Rate 60.0% 60.0% 60.0% 60.0% 60.0% 60.0% 60.0%

LDC Estimated Daily Demand 238 252 277 304 333 356 370

LDC Supply 195 260 260 260 260 260 260

Occupancy Rate 85.0% 85.0% 85.0% 85.0% 85.0% 85.0% 85.0%

Total Effective LDC Supply 166 221 221 221 221 221 221

Theoretical Demand / Supply Balance -72 -31 -56 -83 -112 -135 -149

Under the above assumptions, the gap analysis 

indicates that there is an existing undersupply of 

LDC places within the study area and the demand 

for additional LDC places will increase to 

approximately 149 places by 2046.

The Planning Area presents significant potential to 

capture a large proportion of the theoretical market 

gap and potentially support a LDC centre with 

approximately 60-80 places.

The Children’s Services Regulations (1998) specify 

minimum space requirements for children’s rooms 

and outdoor space, as well required additional 

areas for staff break rooms, reception, bathrooms, 

etc. It is indicated on average a childcare centre 

should allow for approximately 10 sqm gross floor 

area for each child place, plus useable outdoor play 

space of about 10-15 sqm for each child. Therefore, 

for a childcare centre with 60-80 places should 

have a built area of 600-800sqm and outdoor play 

space of 600-1,200sqm plus car parking
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OSHC

Similarly, to estimate potential market gap for 

OSHC places within the study area, the following 

assumptions have been made:

• Population growth for the age cohorts of 4-5 

years and 6-12 years within the study area is 

estimated to grow to 705 children and 2,644 

children respectively;

• Utilisation rates of OSHC remain at current 

levels of 4.5% for children of 4-5 years and 

12.6% for children of 6-12 years;

• Attendance rate is assumed at 40% reflecting 

the current average time of 5.2 hours or 

approximately 2 days per week spent at OSHC;

• Average occupancy rate is assumed at 85% 

accounting for sick days, holidays and other 

absences on short notice.

Under the above assumptions, the gap analysis 

indicated that the study area is well serviced by 

OSHC facilities currently and during the forecast 

period with no future requirement foreshadowed.

For higher population and dwelling yield scenarios 

(i.e. 3,000-4,000 dwellings) within the Planning 

Area, the same methodology can be applied to 

determine the likely requirement for LDC and 

OSHC places.

Source: ABS Census 2016, ABS Stat, ABS 4402, Tranmere Rokeby Peninsula Structure Plan (2019), Southern Tasmania Regional 

Land Use Strategy 2010-2035 (2018), Tasmania Government Department of Treasury and Finance (2019), Macroplan (2020)

Table 4.24_Theoretical Demand / Supply Balance, OSHC, Study Area, 2018-46

Study Area 2018 2021 2026 2031 2036 2041 2046

Population 4-5 Years 453 466 513 555 616 668 705

Population 6-12 Years 1,633 1,733 1,887 2,127 2,362 2,533 2,644

Total Children 2,086 2,199 2,400 2,681 2,979 3,202 3,349

Utilisation Rate 4-5 Years 4.5% 4.5% 4.5% 4.5% 4.5% 4.5% 4.5%

Utilisation Rate 6-12 Years 12.6% 12.6% 12.6% 12.6% 12.6% 12.6% 12.6%

Potential Demand for OSHC 226 239 261 293 325 349 365

Attendance Rate 40.0% 40.0% 40.0% 40.0% 40.0% 40.0% 40.0%

OSHC Estimated Daily Demand 90 96 104 117 130 140 146

OSHC Supply 190 190 190 190 190 190 190

Occupancy Rate 85.0% 85.0% 85.0% 85.0% 85.0% 85.0% 85.0%

Total Effective OSHC Supply 162 162 162 162 162 162 162

Theoretical Demand / Supply Balance 71 66 57 44 31 22 16
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4.7_Health Services

The assessment of health facilities involves medical 

centres / GPs and various allied health services 

including dental, optometry, physiotherapy, 

chiropractic, osteopath, psychology, occupational 

therapy and podiatry.

4.7.1_Medical Centres

Medical Centre Supply

There are currently around 4 medical centres within 

the study area, most of which are located in the 

northern portion of the study area. A total of 40

workers are employed as general practitioners 

within the study area. This indicates an average 

size at 10 practitioners per centre.

It is noted that there are no proposed medical 

centres in the development pipeline.

The supply of medical centres is presented in 

Map 4.5 overleaf.

GP Provisions

The provision of GPs is defined as the number of 

GPs per 10,000 residents within an area to 

examine the relative demand / supply level of 

medical centre services.

The current provision rates are estimated at 23.0

GPs per 10,000 residents within the study area, 

which is lower than the average of the Clarence 

LGA but sits well above compared to the 

Tasmanian and national averages.

Source: ABS Stat, Department of Health, Health Direct, Macroplan (2020)

Table 4.25_Provision Rates, GPs, 2018

2018 Study Area Clarence (C) TAS AU

No. GPs 40 171 708 30,742

Provision GPs per 10,000 persons 23.0 30.0 13.4 12.3
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Map 4.5_Supply of Medical Centres, Study Area

Source: Various, Macroplan (2019)
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Theoretical Demand / Supply Gap

Whilst the study area appears to be well serviced 

with generally high provision rate currently, it is 

expected that, with the potential development of the 

Tranmere / Droughty Point Peninsula, sustained 

population growth and an ageing population, there 

is likely to be continuing demand for medical 

centres and practitioners.

Assuming unchanged provision level as the study 

area, it is estimated up to 12 GPs will be required 

within the Planning Area by the end of the forecast 

period at 2046.

Assuming average provision level to be improved 

on par with the overall Clarence LGA, it is 

estimated a total of 16 GPs will be required within 

the Planning Area by 2046.

This indicates the projected population growth 

within the Planning Area could theoretically support 

at least one medical centre with approximately 10 

GPs by 2046 to service future local residents, 

subject to operator interest. 

For higher population and dwelling yield scenarios 

(i.e. 3,000-4,000 dwellings) within the Planning 

Area, the benchmarking GP provision per 10,000 

residents can be referred to determine the likely 

requirement for GPs and medical centres.

In calculating sizing requirements for medical 

centres. The Royal Australian College of General 

Practitioners (RACGP) offers the following 

benchmarks:

• 12sqm of waiting area per consulting room;

• Consulting rooms need to be a minimum size of 

12sqm (15–16sqm is recommended);

• Administration areas require about 10sqm per 

staff member;

• A clinical area for a practice nurse 7.5sqm and 

an addition 10sqm office area;

• 6.25 car parks per consult room (34sqm per car 

park);

Source: ABS Stat, Department of Health, Health Direct, Macroplan (2019)

Table 4.26_Theoretical Demand, GPs, 2018-46

• Plus additional spaces for storage, toilets, 

kitchen/staff room and connection areas. 

For a practice with 10 consult rooms and based on 

the RACGP guide lines with recommend the 

medical centre component to comprise 625sqm

GFA and require 63 car parks (2,142 sqm). 

The possible medical centre could potentially be 

located within or with close proximity to the 

potential neighbourhood activity centre, where there 

are generally high levels of pedestrian / vehicular 

traffic flows, main road frontage with good visibility 

and signage opportunities, car parking and other 

likely public transport access.

2018 2021 2026 2031 2036 2041 2046

Projected Population

Tranmere Rokeby Peninsula Planning Area 0 0 105 1,218 2,730 4,305 5,313

Study Area 17,419 18,636 20,511 23,115 25,677 27,840 29,373

GP Demand @ 23.0 GPs per 10,000 persons

Tranmere Rokeby Peninsula Planning Area 0 0 0 3 6 10 12

Study Area 40 43 47 53 59 64 67

GP Demand @ 30.0 GPs per 10,000 persons

Tranmere Rokeby Peninsula Planning Area 0 0 0 4 8 13 16

Study Area 52 56 62 69 77 84 88
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4.7.2_Allied Health

Allied Health Supply

There are 9 allied health services located within the 

study area employing approximately 14

practitioners. Most of the current services are 

clustered around the Shoreline SC in Howrah.

It is noted that there are no proposed allied health 

facilities in the development pipeline.

The supply of allied health services within the study 

area is presented in Map 4.8 overleaf.

Table 4.27_Existing Supply, Allied Health, Study 

Area

Source: Various, Macroplan (2019)

Study Area No. Facilities No. Practitioners

Dental 0 0

Optometry 1 3

Physiotherapy 3 6

Chiropractic 2 2

Osteopathy 0 0

Psychology 1 1

Occupational therapy 0 0

Podiatry 2 2

Total 9 14

Allied Health Provision

Similar to GP provision, the provision of allied 

health is defined as the number of allied health 

practitioners per 10,000 residents within an area to 

examine the relative demand / supply level of 

medical centre services.

Table 4.28 presents the provision rates of allied 

health services by type. It indicates current 

provision of various allied health services within the 

study area is generally low compared to the State 

and national averages.

2018
Study 

Area
TAS AU

No. Practitioners

Dental 0 378 22,538

Optometry 3 99 5,399

Physiotherapy 6 481 30,916

Chiropractic 2 54 5,273

Osteopathy 0 41 2,304

Psychology 1 598 34,752

Occupational therapy 0 309 20,145

Podiatry 2 106 4,900

Provision per 10,000 persons

Dental 0.0 7.2 9.0

Optometry 1.7 1.9 2.2

Physiotherapy 3.4 9.1 12.4

Chiropractic 1.1 1.0 2.1

Osteopathy 0.0 0.8 0.9

Psychology 0.6 11.3 13.9

Occupational therapy 0.0 5.9 8.1

Podiatry 1.1 2.0 2.0

Table 4.28_Provision Rates, Allied Health, 2018

Source: ABS Stat, Department of Health, Macroplan (2019)
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Map 4.6_Supply of Allied Health, Study Area

Source: Various, Macroplan (2019)
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Theoretical Demand / Supply Gap

The current provision for allied health in the study 

area indicates that there appears to be an existing 

undersupply of most allied health services and 

practitioners. This is expected to be further 

exacerbated with projected population growth, 

ageing population and no future supply during 

2018-46. These services include:

• Dental services, 

• Osteopathy,

• Occupational therapy,

• Psychology,

• Physiotherapy, and

• Podiatry.

Gaps may also emerge in optometry and 

chiropractic, assuming no additional supply. 

For higher population and dwelling yield scenarios 

(i.e. 3,000-4,000 dwellings) within the Planning 

Area, the benchmarking practitioner provision per 

10,000 residents can be referred to determine the 

likely requirement for various allied health services.
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5_Conclusions

A summary of the overall market potential, key demand and supply drivers, key 

considerations, issues and opportunities, and indicative sizing for each of the 

candidate uses is presented in the summary table overleaf.

It is noted that this overall market potential summary is based on the 2,530 dwelling 

yield scenario. The results may change if a higher dwelling yield scenario (i.e. 3,000 

or 4,000 dwellings) is adopted.
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Table 5.1_Overall Market Potential Summary*

Candidate 

Uses

Overall Market 

Potential

Demand Supply Key Considerations, Issues & Opportunities Indicative Sizing

Residential HIGH • Generally strong population growth 

within the study area

• The Tranmere / Droughty Point 

Peninsula is designated as one of the 

growth areas in Hobart

• Relatively large number of residential 

sales per annum within the study area 

with significant price growth

• Extremely tight rental market with high 

rental growth and low vacancy rate

• A level of housing stress in Rokeby

• Largely homogeneous detached 

dwelling stock with a lack of housing 

diversity

• A likely mismatch between generally 

large dwelling sizes and shrinking 

household sizes with limited options for 

smaller households and downsizers

• Significant new dwellings approvals

• The Clarence LGA is forecast to have the second 

largely population growth during 2018-42 across all 

LGAs in Tasmania.

• The population growth within study area has been 

outperforming the average growth rate of the 

overall Clarence LGA during recent years.

• The Tranmere / Drought Point Peninsula Planning 

Area is one of the designated growth areas of 

Hobart and presents significant potential to 

accommodate the projected population growth.

Capacity for up to 

2,530 dwellings at the 

based on a number of 

assumptions, which 

may include 

retirement products, 

subject market 

appetite

Retail / F&B HIGH • Generally strong population growth 

within the study area

• Demand from future population 

potentially accommodated

• Food, liquor and groceries (FLG), the 

main expenditure category for 

supermarkets, is projected to increase 

from $113 million at mid-2019 to $337 

million at 2046, reflecting an average 

annual growth rate of 4.1%

• Within the primary sector FLG 

expenditure is expected to increase 

from $17 million at 2026, to $88 million 

at 2046, once the Planning Area is 

projected to reach capacity

• The future residents of the Tranmere 

Rokeby Planning Area will likely utilise 

the Woolworths anchored Shoreline 

Plaza and the future Coles anchored 

Glebe Hill Village for their weekly 

supermarket shopping, before any retail 

centre is developed within the Planning 

Area

• Approximately 3-4 years after the residents of the 

Planning Area occupy their dwellings in 2030, a 

small to medium sized supermarket of around 

2,000 sqm can be supported, while a 

neighbourhood centre anchored by a full-line 

supermarket can be accommodated at around 

2036.

• The subject retail centre can accommodate an 

estimated 6,400 sqm of retail floorspace as the 

Planning Area approaches capacity.

Approx. 2,000 sqm 

supermarket around 

2030 and up to 6,400

sqm total retail 

floorspace capacity

Note: * The overall market potential presented in the table is based on the 2,530 dwelling yield scenario.
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Candidate 

Uses

Overall Market 

Potential

Demand Supply Key Considerations, Issues & Opportunities Indicative Sizing

Commercial LOW • A level of existing pool of educated / 

skilled workers and professionals

• Relatively low levels of job density, 

employment servicing ratio and self-

containment / sufficiency

• Limited direct access

• The share of office based workers is 

relatively low, reflecting limited demand

for office space with the study area

• A lack of involvement from State or 

local governments, education / research 

institutes, major private investment and 

market interest for a research / 

technology focused office park

• No existing or proposed supply of 

dedicated commercial office space in 

the study area.

• Most existing office space within the 

study area comprises shop fronts and 

ground level office spaces in mixed use 

buildings, which are generally small 

scale and lower quality

• The analysis indicates current office based workers 

in the study area could potentially support 6,324

sqm of commercial office floor space, and this is 

expected to increase in the future.

• This demand is likely to have been met by existing 

secondary office floorspace, given no existing 

dedicated office building supply.

• Commercial office developments tend to cluster 

around highly accessible locations with easy 

access via public transport and main road network.

• With a main focus on population based services, 

the potential for commercial office developments 

within the study area appears to be limited in the 

absence of major public or private led investment 

within the area in the short to medium term future.

-

Short Stay 

Accommoda

tion

LOW • Relatively low visitation levels with 

significant fluctuation year on year

• A large share of visitors were for visiting 

friends and relatives, with a small 

number of holiday makers and no 

business travellers 

• Minimum market penetration for 

commercial short-stay accommodation 

with almost all visitors staying in private 

accommodation 

• Only one small scale commercial short-

stay accommodation establishment

• No proposed supply

• The assessment indicates to stack up a small 

scale short-stay accommodation establishment 

with 40 rooms, a total of 113,880 overnight visitors 

per annum will be required, which is significant 

compared to the current visitation levels.

• In the absence of a substantial change in the 

current visitation patterns and/or major tourism 

destinations that drive significant underlying tourist 

accommodation demand, there is unlikely to be a 

‘demand driven’ requirement for new short-stay 

accommodation development in the catchment in 

the short to medium term future.

-

Note: * The overall market potential presented in the table is based on the 2,530 dwelling yield scenario.
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Candidate 

Uses

Overall Market 

Potential

Demand Supply Key Considerations, Issues & Opportunities Indicative Sizing

Retirement 

Living & 

Aged Care

HIGH • Continued population ageing including 

the 65+ and the 70+ age cohorts, 

supporting demand for retirement living 

products and requirement for aged care 

facilities

• Demand from future population 

potentially accommodated

• No existing or proposed supply of 

retirement living or aged care facilities 

in the study area

• There appears to be an existing unmet market of 

retirement living products and aged care facilities 

catering to the increasingly ageing population 

within the study area.

• The assessment indicates a theoretical demand for 

up to 230 ILUs and 380 aged care places within 

the study area by 2046.

• The Planning Area has great potential to absorb a 

large proportion of the theoretical demand.

Potential for 1-2

retirement villages 

with 50-70 ILUs per 

village as part of 

residential products 

and 1-2 aged care 

facilities with 60-80

beds per facility, 

subject to operator 

interest

Childcare LDC – HIGH

OSHC – LOW

• A relatively large share of children aged 

0-12 years within the study area, which 

is expected to continue to grow during 

the forecast period

• A relatively large share of working 

parents with moderate household 

income

• Generally low vacancy or at capacity 

among existing childcare centres

• Demand from future population 

potentially accommodated

• There are 3 LDC centres providing 195 

places and 3 OSHC facilities providing 

190 places within the study area

• There is one LDC centre proposed and 

scheduled to complete later in 2020, 

and no known proposed OSHC supply 

in the pipeline

• The gap analysis indicates an existing undersupply 

of 72 LDC places within the study area and the 

demand for additional LDC places will increase to 

approximately 149 places by 2046.

• However the analysis indicates the study area is 

already well serviced by OSHC facilities, with no 

future requirement foreshadowed.

One LDC centre with 

approx. 60-80 places, 

totalling 600-800 sqm 

built area, as well as 

600-1,200 sqm 

outdoor play area 

plus car parking, 

subject to operator 

interest

Medical / 

Allied 

Health

HIGH /

MODERATE

• Generally strong population growth 

within the study area, particularly 

children and the elderly

• A significant ageing population 

consistent with the overall trend

• Demand from future population 

potentially accommodated

• A number of medical centres and allied 

health services, mostly located in the 

northern portion of the study area

• No proposed medical centre or allied 

health facilities within the development 

pipeline.

• The assessment indicates up to 16 GPs will be 

required within the Planning Area by 2046.

• There appears to be an existing and increasing 

market gap for a number of allied health services. 

• This indicates a opportunity to co-locate a medical 

centre, various allied health services with the 

potential neighbourhood activity centre within the 

Planning Area.

One medical centre 

with up to 10 GPs 

totalling approx. 

625sqm plus car 

parking, accompanied 

by a number of co-

located allied health 

professionals, subject 

to operator interest

Note: * The overall market potential presented in the table is based on the 2,530 dwelling yield scenario.
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