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Acknowledgment of
Country

The Council acknowledges the palawa/pakana people as the Traditional
Custodians of lutrawita (Tasmania), including the land, community, sea and
waters where we live and work.

Our community respectfully acknowledges the Punnilerpanner tribe of the
Northern Country of Tasmania, their continuing relationship to this land, and
their ongoing living culture.

We recognise that we have much to learn from the First Nations Peoples who
represent one of the world’s oldest continuing cultures, and we pay our respects
to Elders past and present and to all First Nations Peoples living in and around
; the Central Coast Community.

We acknowledge First Nations artist, Annie Hay,
for use of her artwork.

This project is fully funded by the Australian Government as part of the
$1.5 billion Housing Support Program.
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Executive Summary

This Preservation Bay and Sulphur Creek Strategic
Housing Structure Plan is part of Our Homes - Our
Future - Central Coast Housing Strategy, (2025). Its
role is to provide a spatial framework for planning and
delivery of housing in Sulphur Creek and Preservation
Bay.

This is one of four Structure Plans for key areas of the
Central Coast where there is significant opportunity to
increase the supply of housing and resolve a range of
broader related issues. The housing strategy outlines
ten Key Directions. These are broadly defined because
where we live is intertwined with many other aspects
of our lives, including where we work, play, relax, how
we move around, how we access services and more
broadly how we relate to and interact with our built and
natural environment.

The Key Directions address a wide range of topics.
While the primary focus is on housing and the
individuals who require it, it also emphasises the
importance of maintaining a robust economy,
preserving our cultural heritage and natural
surroundings.

In the case of Preservation Bay and Sulphur Creek,

the overarching goal is to offer increased capacity for
housing and more housing choices that cater to the
diverse needs of the community. The key opportunities
in Preservation Bay and Sulphur Creek are to
capitalise on the area’s scenic beauty and idyllic coastal
landscape as attractors of new residents and visitors to
Central Coast and contribute to the overall growth and
prosperity of the region.




Preservation Bay & Sulphur Creek Structure Plan
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1 Introduction




1.1 Our Homes Our Future -
Central Coast Housing Strategy

Central Coast Council (Council) has engaged Ethos
Urban to undertake the Our Homes Our Future -
Central Coast Housing Strategy (the project).

The project is wholly funded by the Australian
Government as part of the Housing Support Program
(HSP) - Stream 1. The HSP is part of a suite of
initiatives to achieve the National Housing Accord’s
target of 1.2 million new homes over 5 years from July
2024.

The project provides a strategic framework to guide
the long-term planning and development of housing
in Central Coast and evolution of its settlements. Its
purpose is to:

Establish a strategic framewaork that underpins the
planning and delivery of housing across Central
Coast

Build on Council's aspirations for economic
development and population growth

Ensure that residents have access to diverse
housing options that best meet their needs
Provide a clear pathway for delivery through
innovative and actionable plans.

The project includes two main components:

A Housing Strategy that will provide a strategic
basis to coordinate the planning and delivery of
housing in Central Coast across the next 20+ years.

Strategic Housing Structure Plans for four
townships and localities (Ulverstone, Penguin,
Preservation Bay/Sulphur Creek, and Forth).

This Structure Plan provides:

A shared vision for Preservation Bay/Sulphur Creek
that builds on existing opportunities and strengths
to enable more housing in desirable locations.

A spatial framework to guide land use and public
realm changes in the Preservation Bay/Sulphur
Creek urban area by coordinating future land uses,
development and infrastructure provision.

Contained growth within existing residential land
and modest expansion of residential areas that
protects the scenic character of the coast and
hinterland.

Figure 3: Sulphur Creek Memorial Hall
Source: Ethos Urban
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1.2 Key Directions

Our Homes Our Future, the Central Coast Housing Strategy, defined
the following Key Directions that have informed this Structure Plan:

More Than Just Free Standing Dwellings
Respond Flexibly to Variable Rates of Growth

Enable a Broader Range of Feasible Infill Development

Ensure Greenfield Development Evolves and Responds
to Community Needs

Retain and Attract Residents and Workers

Respect and Leverage the Valued Landscape and
Character of Central Coast

Facilitate Access to the Right Housing for Those with
Particular Needs

Consider Adequacy of Supply More Broadly

Respond to Cultural Heritage, Environmental Risks and
Natural Hazards

Access to Appropriate Services and Infrastructure

Source:Ethos Urban :
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1.3 Vision

The vision for Preservation Bay and Sulphur Creek is to create a
vibrant and sustainable community by supporting gentle density
within existing residential areas and expanding residential land
in Preservation Bay on land that is contained within a landscape
setting, protecting rural land and bushland, and the headlands
and beaches that contribute to the beauty of this part of Central
Coast.

The existing and proposed residential areas will support a
diverse range of housing options, including smaller lot detached
dwellings and grouped housing, to meet the needs of an ageing
population and smaller households, while capitalising on the
area’s stunning coastal setting.

Through incremental development, enhanced connectivity, and
upgraded public spaces, liveability of Preservation Bay and
Sulphur Creek will be enhanced and the connection between
residents and their natural environment will be strengthened.
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1.4 Central Coast Local Government Area

Home to approximately 23,330
residents, Central Coast is
renowned for its idyllic coastline
fronting Bass Strait and hinterland.
The municipality supports some
of Australia’s most productive
agricultural soils in valleys
overlooked by mountainous
eucalypt forests and striking
escarpments, including the Dial
Ranges.

Central

Coast LGA

Tasmania

Figure 6: Central Coast LGA within State of Tasmania
Source: Ethos Urban

Central Coast has the second largest population of nine
Councils in the Cradle Coast Region of Tasmania. The
majority of residents live in settlements near the coast
connected by the Bass Highway. Ulverstone (population
11,640) is the largest town in Central Coast, followed

by Penguin (population 3,410). Other settlements in
Central Coast include Turners Beach, Sulphur Creek/
Preservation Bay, Heybridge, Forth, Leith and Gawler.

Burnie and Devonport are situated 7km west and 8km
east of Central Coast, respectively, and are the major
regional centres serving the Cradle Coast. They provide
access to higher-order retail, commercial, health, and
civic services for residents and businesses in Central
Coast and the broader Cradle Coast region.

Central Coast has a diverse local economy focussed
on consumer services, construction activity, tourism
visitation, and a specialisation in agriculture and flow-
on processing, packaging, and export tasks. Simplot,
an international food manufacturer, is the municipality’s
largest employer. Farming and horticulture activities
are important for the local economy and identity of the
municipality and its communities. The Western Line,

a freight rail line connecting Western Junction and
Burnie, weaves in and out of Central Coast's coastal
towns and along the water’s edge.

Landscapes throughout Central Coast are noted for
their scenic qualities and diversity, including coastal
beaches and headlands, rivers and estuaries, rolling
farmland and mountainous bushland. The municipality
is bounded by Bass Strait to the north and is proximate
to the iconic Cradle Mountain-Lake St Clair National
Park to the south. These areas are highly valued by
residents and visitors. The landscapes are also fragile
and carry a range of environmental risks - including
flooding/coastal inundation, landslip and bushfire.

Heybridge

Sulphur Creek
Preservation Bay

Howth
Penguin
Cuprona
West Pine
Camena
Riana
North Motton
South Riana
Gunns Plains
Castra
Loyetea Preston
Upper
Castra
South Preston
Nietta
Loongana

South Nietta

Figure 7: Central Coast LGA Boundary
Source: Ethos Urban

Ulverstone &
West Ulverstone

Leith

Turners Beach

Gawler
Forth
Abbotsham
Spalford
Sprent Kindred
LEGEND
Category 1: Regional Centres
o Burnie, Devonport
° Category 2: Local Centres

Ulverstone, West Ulverstone, Penguin

°® Category 3: Town
Forth, Turners Beach, Sulphur Creek,
Preservation Bay, Gawler, Riana, South Riana,
Sprent, North Motton
® Category 4: Village/Hamlet
Leith, Heybridge, Howth, Cuprona, West Pine,
North Motton, Abbostham, Spalford, Gunns
Plains, Preston, Castra, Upper Castra, Nietta
° Category 5: Locality
Camena, Loyetea, Loongana, South Nietta,
South Preston, Kindred
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Figure 8: Overview of Existing Coastal Towns within Central Coast LGA
Source: Ethos Urban

1.5 Opportunities for the Central Coast

The majority of growth and change in the foreseeable
future in Central Coast is likely to be in the four key
centres located close to the Coast - Ulverstone & West
Ulverstone, Sulphur Creek & Preservation Bay, Penguin
and Forth.

A range of opportunities implement the objectives and

key directions of the Housing Strategy across these
well-located settlements, including:

Strategic Housing Structure Plans

Sulphur Creek

Preservation Bay

Penguin
I

- o

L------

Enabling urban renewal in and around Ulverstone
through the redevelopment of larger, under-utilised

lots for grouped housing, townhouses, and terraces,

among other options

Creating housing opportunities close to the tourism
hub of Penguin

Improving the amenity and liveability of greenfield
areas adjacent to the Bass Highway, ensuring
subdivisions support a mix of lot sizes and diverse
housing options to make efficient use of limited and
valuable land supply

Supporting incremental growth, often through
creating secondary dwellings or small scale infill
housing across larger lots in well located urban
areas along the coast

r----------1

Ulverstone & '

West Ulverstone
' Turners

Beach
[

L----------J

Respecting the existing character of hinterland
areas, including high value agricultural lands and
areas of great natural beauty such as the Dial
Range. Settlements in these parts tend to be smaller
villages and hamlets, and whilst some growth and
change may occur there, this is expected to be
relatively limited which will allow the character of
these important places to remain largely unchanged.

Supporting the agricultural and tourism sectors

by providing key worker housing and tourist
accommodation to ensure the economy can continue
to grow, whilst preserving the qualities of the areas
that people come to visit.

Leith

r----1

' Forth

L----J
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1.6 Methodology and Approach

Informed by the Housing Strategy, the Strategic
Housing Structure Plans outline sustainable growth
plans for targeted townships and localities with
capacity to accommodate growth. The Structure
Plans have been prepared consistent with the State

Government draft Structure Plan Guidelines (November

2022). The process for delivering the Ulverstone
Structure Plan included:

Background research and data review: of existing
statutory policy and legislative framewaork, existing
state, regional and local strategies, preliminary
community consultation outcomes, and relevant
GIS data layers. This work was undertaken in the
preparation of the Housing Strategy (refer the Our
Homes Our Future Background Analysis report).

Field visit: to understand the existing character and
local issues for the four Structure Plan areas.

Constraints and opportunities analysis: that
summarises the profiles of the four Structure Plan
areas, including the social, economic, environmental
and physical attributes to identify key constraints
and opportunities.

Identifying a Structure Plan vision: informed
by community consultation, place analysis, and
understanding of the township profiles.

Explore future housing opportunities: through
the identification of preferred growth scenarios
and areas capable of supporting different levels of
housing change.

Draft Structure Plan: that takes direction from the
overarching Housing Strategy and the opportunities
& constraints analysis. It then examines Ulverstone
under four subject areas:

- Land Use & Built Form

- Movement & Connections

- Public Space & the Natural Environment

- Infrastructure & Services

Under each of these areas the Structure Plan
provides an analysis of the issues and reconnect
actions to address them and deliver the overall
vision. In addition to the draft Structure Plans, the
following will also be prepared:

- Draft Urban Design Guidelines

- Draft Implementation Plans

Community consultation: to gain public feedback on
the draft Structure Plans.

Finalise Structure Plans: to integrate community
feedback.

Community
Consultation
Phase1

Community
Consultation %

Phase 2

Figure 9: Methodology & Approach
Source: Ethos Urban

Background Report

Housing Strategy

Draft
Structure Plans

Draft

Design Guidelines

Final
Housing Strategy

Final
Structure Plans

Final

Design Guidelines

Scenic Landscape

Character Study

Retail

Strategy

Transport, Services
and Community
Infrastructure

—

Implementation
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1.7 Policy and Planning Context

The Our Homes Our Future project
is informed by National, State,
Regional and Local strategies and
planning policies as shown by
Figure 10.

The Tasmanian Planning System

The Resource Management and Planning System
(RMPS) and Land Use Planning and Approvals Act 1993
(LUPAA) provides the overarching planning framework
for Tasmania.

The RMPS's objectives focus on providing for the fair,
orderly and sustainable development of land. The
LUPAA seeks to promote the health and wellbeing of all
Tasmanians by ensuring a pleasant, efficient and safe
environment for working, living and recreation.

The Tasmanian planning system is undergoing
reform as various new components are added and
some existing policies and instruments are reviewed
and updated to ensure it better responds to the
community's needs.

Actions being undertaken to improve the planning
system, include:

A review of the State Planning Provisions (SPPs)
and all Regional Land Use Strategies (RLUS),
including the Cradle Coast RLUS.

Finalising the Tasmanian TPPs, currently in draft
form.

The TPPs will be the highest-level land use planning
policies in Tasmania. Their purpose is to inform the
RLUSs and LPSs. The draft TPPs have strategies for
managing settlements, including planning for growth,
promoting liveability, and enabling a sufficient supply of
well-located and serviced housing. The RLUSs provide
direction for where future land use and development
occurs across settlements at the regional scale. This
informs the application of relevant zones in the TPS.

This Structure Plan has also been informed by relevant
strategies at the National and State level that sit
outside the Tasmania RMPS including the National
Housing Accord and the Tasmanian Housing Strategy.
Though not formally part of the Tasmanian planning
system, these strategies outline National and State
commitments to unlock additional housing supply,
including social and affordable housing.

Key themes identified in a review of relevant strategies
and planning policies to inform the Our Homes Our
Future project, include:

Addressing housing affordability and increasing
supply

The relationship between housing and economic
development

Achieving greater dwelling diversity

Where does this Structure Plan sit?

This Structure Plan is intended to inform the rezoning
of land and application of a Specific Area Plan (SAP) to
support the vision and identified planning framework
for Sulphur Creek/Preservation Bay.

SAP provisions will be informed by relevant design
guidelines that seek to facilitate more diverse housing
options in suitable locations.

National Housing Accord

Tasmanian
Housing
Strategy

Tasmania’s Resource
Management and Planning
System

State Policies
State Policies and
Projects Act 1994

Schedule 1 Objectives
Land Use Planning and
Aproval Act 1993

Tasmanian Planning Policies

Tasmanian Planning

Regional Land Use
Scheme

Strategies

State Planning
Provisions

Local Provisions
Schedules

Figure 10: Tasmania’s Planning Framework
Source: Ethos Urban
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1.8 What We Heard

To inform Our Homes - Our Future, we undertook
consultation across Central Coast from mid-October to
mid-November 2024.

This section summarises the key findings related
to Sulphur Creek and Preservation Bay, with most
data drawn from the community survey (29 of the
473 respondents were from Sulphur Creek and
Preservation Bay), and consideration for other
consultation inputs.

For more information and consultation findings, see the
Engagement Report.

What is most valued about Sulphur Creek
and Preservation Bay

Close to the ocean: Easy access to beaches and coastal
pathways that are clean and well-maintained. The
coastal, rural and forest landscapes, and quiet, small
communities, provide a tranquil setting.

Safe and welcoming: A family-friendly and welcoming
neighbourhood for people of all ages, with a strong
sense of community safety and trust.

Community spirit: Friendly, respectful, and supportive
neighbours who take pride in their homes, street,
caring for the environment, and a sense of belonging.

Areas for improvement

Sulphur Creek and Preservation Bay survey
respondents said they would like to see more parks
and green spaces, access to health and medical
services, arts and cultural activities, community events
such as markets or live music, and cafés.

What Sulphur Creek and Preservation Bay
respondents want for their future home

Sulphur Creek and Preservation Bay respondents were
as likely to seek to downsize from their current home
for their future housing needs (23%) as non-Sulphur
Creek and Preservation Bay respondents (25%) and
were slightly more likely to prefer an alternate housing
type for their future home (23% compared to 17%).

For their future home, Sulphur Creek and Preservation
Bay respondents most valued low maintenance, close
to the coast, having a view, in a town or village, and
close to shops, services, and community facilities.

Planning for sustainable growth

Around a third (30%) of Sulphur Creek and
Preservation Bay respondents thought that there
could be room for some housing growth. A little more
than half of Sulphur Creek and Preservation Bay
respondents felt that terrace or townhouses could be
acceptable in Central Coast (58.8%) but were less likely
to agree with grouped housing units (46.2%) and low-
rise apartments (24.7%) than respondents from other
parts of Central Coast (65.5% and 39.9%, respectively).

Preferred future
housing type for
Sulphur Creek and
Preservation Bay
respondents

B Sincle Dwelling
I Grouped Housing Unit
Terrace or Townhouse
Apartment
Figure 11: Preferred future housing type for Sulphur Creek and

Preservation Bay respondents
Source: Ethos Urban

Housing types acceptable to Sulphur Creek
and Preservation Bay respondents

Mid-rise apartments (3-6 storeys)

Low-rise apartments (2-3 storeys)

Terraces or townhouses

Grouped housing units

Housing types acceptable to Sulphur Creek and
L Preservation Bay respondents

Figure 12: Housing types acceptable to Sulphur Creek and
Preservation Bay respondents
Source: Ethos Urban
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2.1.2 History and Heritage

Preservation Bay and Sulphur Creek are located within
the traditional boundaries of the Palawa - Pakana
people and the Punnilerpanner tribe of the Northern
Country. The Palawa people represent the oldest
continuous culture in the world. Aboriginal heritage
places and landscapes serve as invaluable reminders
of the ancient and enduring culture of the Aboriginal
people in Preservation Bay/Sulphur Creek and Central
Coast more broadly.

Previously referred to as Penguin Creek, Sulphur Creek
was settled around the same time as Penguin (1861)
and was previously used as a venue for horse racing in
the 19th century.

Sulphur Creek features few well-preserved historic

buildings and heritage items, including:
Figure 14: Church at Sulphur Creek (1929)  Figure 15: Coastal Scenery at Howth & Sulphur Creek (1890)

Ripple Homestead (1895); is located on Creamery Source: Tasmanian Archives Source: Tasmanian Archives. Photograph by Vaudry Robinson
Road and previously associated with a former
longstanding dairy farm complex

Sulphur Creek Methodist Church (1890) - now
Community Hall

Sulphur Creek - said to have been named due to
the apparent scent of sulphur in the area when it
was initially explored by European colonists.

Nathaniel Kentish named Preservation Bay while
surveying the road between Launceston and Emu Bay
from 1842 to 1845. It is recorded that it wasn't until
1852 that selected lots were taken up and farmed.
There are currently no heritage places or sites listed
for Preservation Bay.

Figure 13: View of Preservation Bay near Penguin, looking west (1950) Figure 16: Historic Map of Preservation Bay and Sulphur Creek
Source: Tasmanian Archives Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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2.1.3 Preservation Bay and Sulphur Creek Today

The settlements of Preservation Bay and Sulphur
Creek today feature predominantly low scale detached
housing located along the coastal road, Preservation
Drive. Proximity to the foreshore allows development
to harness the coastal setting and scenic ocean views.
Existing development generally follows the contours of
the land, resulting in a relaxed and picturesque setting.

Although the twin settlements have a minimal
community and retail offerings - Sulphur Creek
community hall, Penguin Surf Life Saving Club and a
small number of local businesses - both benefit from
being close to Penguin, located only a 4 minute drive
from Preservation Bay and relatively easy access to
Burnie to the west for higher order services.

Figure 17: Map of Sulphur Creek and Preservation Bay
Source: Land Information System Tasmania (LIST)
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2.2 Land Use & Built Form

2.2.1 Existing Activity and Land Use

Preservation Bay and Sulphur Creek are quaint coastal
towns that reflect a similar land use pattern and level
of activity.

Both areas are oriented towards and cling to the coast,
characterised by strips of residential development
running parallel to the coastline, bounded by
Preservation Drive to the north and Bass Highway to
the south.

Residential development comprises a mix of 1-2 storey
detached dwellings on large lots. The slope of the
land becomes more pronounced further south limiting
residential development to a narrow coastal strip.

In Sulphur Creek, a small number of local businesses
and shops are located along Preservation Drive, as
well as the Sulphur Creek community hall. Further
east, foreshore open space reserves run adjacent

to the shared coastal pathway and the Penguin Surf
Life Saving Club is located on the eastern edge of
Preservation Bay.

The remainder of land in both areas is occupied by
agricultural and rural land uses, extending beyond
Bass Highway. With some of this area identified as
landscape conservation zone, these productive and
sensitive lands present a challenge for both localities
regarding the balance between the expansion of

the urban area and the preservation of scenic rural
landscapes and important productive agricultural
lands.

Figure 18: Existing Land Use in Preservation Bay and Sulphur Creek
Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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2.2.2 Existing Zones and Overlays

Th.e State Planning Provisions (SPPs) outlingd the LEGEND B ool Residential Environmental
primary controls for use and development listed under Railway Ul v _— Management
each of the relevant zones and overlays in Tasmania. e Ukillifies:
The Central Coast Local Provisions Schedule (LPS) Hoass Rural .

) i i i , ody Corporate
applies the SPPs to the local area. Figure 18 identifies Property Boundaries B /gricultural L Strata Title
the spatial application of zones in Sulphur Creek and Waterbodies B Londscape Conservation

Preservation Bay.

The entirety of the settled areas in Sulphur Creek

and Preservation Bay are zoned General Residential.
These areas interface with foreshore lands to the
north that are zoned Environmental Management.
Residential Areas in Sulphur Creek interface with the
Bass Highway to the south, with three highly vegetated
areas located in the Landscape Conservation Zone.
The residential areas in Preservation Bay have a direct
interface with the Rural Zone that supports large lots
with occasional rural residential development.

Rural zoned land fringing Preservation Bay has limited
agricultural production value as it is relatively steep
and lots are relatively small making cropping unviable
and unsuitable. Further south, more elevated land is
more gently undulating and contains rich agricultural
land that is highly productive.

Figure 19: Existing Zoning and Strata Sites in Preservation Bay and Sulphur Creek ? U"ZS 0'5‘km

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania 1:15,000 @ A3
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The key zones relevant to the study area include:

General Residential Zone (GRZ): applies to

all residential land in both Sulphur Creek and
Preservation Bay. This zone aims to accommodate
a range of dwelling types and sizes. Relevant
provisions, include:

- Multiple dwellings should have an area of at least
325m2 associated with each dwelling.

- Ensure development can satisfy the setback
standards (4.5m from frontage and 3m from
side and rear boundaries) and building envelope
controls allowing a maximum height of 8.5m.

- Minimum subdivision lot size of 450m2 that
should also be able to contain a minimum
building area of 10m x 15m.

Figure 20: Typical Development in General Residential Zone (GRZ)
Source: Nearmap

Rural Zone (RZ): applies to the south of existing
residential land in Preservation Bay. This zone aims
to provide for a range of use or development in rural
locations. Topographical, environmental or other

site or regional characteristics may limit agricultural
uses in these areas.

The key overlays include:

Coastal Erosion Hazard
Coastal Inundation Hazard
Bushfire Prone Areas Code
Landslip Hazard

Natural Assets Code

Figure 21: Typical Development in Rural Zone (RZ)
Source: Nearmap
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2.2.3 Existing Lot Sizes and Frontages

Most of the Sulphur Creek settled area consists of
independently planned and built subdivisions, which
are accessed primarily from Preservation Drive. Street
structures reflect the recent preference in greenfield
planning for cul de sac, or dead-end streets. This has
resulted in multiple wedge-shaped lots that radiate
around the turning circle at the end of the cul de sac.
In Sulphur Creek some of these lots feature battle-

axe driveway configurations, which separates the rear
homes from the street. Lots vary in size, and some
grouped housing or villas have been delivered on
relatively small parcels of land. Whilst housing diversity
is present, the built form and public realm outcomes
could be improved.

In Preservation Bay, lots are typically around 800m?,
with some larger lots around 1200m?. There is potential
for some of these lots to be subdivided, however

the prime location along the coast may instead see
market preference toward detached dwellings to take
advantage of the natural setting, views and adjacency
of services in Penguin.

Figure 22: Lot Sizes and Frontage Analysis for Preservation Bay and Sulphur Creek
Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania

LEGEND Lot Area of 0 to 25m Frontage Lot Area of 45m to 80m Frontage
HEEEE Railway 0 to 300 m? 0 to 300 m?
[ ] Property Boundaries 300 m? to 600 m? 300 m?2 to 600 m?
Waterbodies 600 m? to 900 m? I ©00 m? to 900 m?
I 500 m?to 1200 m? I 00 v’ to 1200 m?
B /tove 1200 m? B /oo 1200 m?
Lot Area of 25m to 45m Frontage
0 to 300 m? Lot Area of > 80m Frontage
300 m? to 600 m? 0t0 300 m?
600 M2 to 900 m? 300 m? to 600 m?
B 500 2 to 1200 m? 600 m? to 900 m?
B /toc 1200 m? 900 m? to 1200 m?
Above 1200 m?
0 0.25 0.5km
| | 1:15,000@/&3‘
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2.2.4 Existing Local Character

A gualitative assessment has been undertaken to
identify features and characteristics of different

areas in Sulphur Creek and Preservation Bay. The
assessment takes into account the elements of the
public and private realm. It is the relationship between
these attributes, and how they physically appear on
the ground that informs the overall character of an
area. The following elements were considered in the
identification of existing character:

Building design, form and layout
Vegetation and landscaping
Streetscape character
Topography and views, and

Key interfaces

Existing Character in Residential Areas

The existing residential areas in Sulphur Creek and
Preservation Bay are topographically linked by the
coastal road ‘Preservation Drive’.

The residential areas are characterised by an eclectic
mix of old and new residential development including
older fibrolite and weatherboard beach shacks, simple
post war/modern and more contemporary styles with
coastal exposure to the foreshore. Building materials
are varied depending on the development style but
have a similar coastal colour palette of cream, blues,
greens, greys and browns. Front setbacks are relatively
larger and support a low to medium level of vegetation,
including coastal shrubs and medium sized trees.

The streetscape is characterised by sealed roads

that are consistent in width and have footpaths on at
least one side. There is an absence of public realm
vegetation with the exception of the foreshore areas.
Dense vegetation is more prominent south of the Bass
Highway.

Residential areas are located on a flatter and lower
elevation coastal plain surrounded by gently to steeply
sloping hills, that offer protection from southerly winds.
Development is restricted to the south by steep terrain
and the Bass Highway.

Key interfaces include the foreshore, the Bass Highway,
and landscape conservation areas that include dense
vegetation to the south and southeast.

Figure 23: Sulphur Creek - Preservation Drive
Source: Nearmap

Figure 24: Preservation Bay - Preservation Drive
Source: Nearmap

Figure 25: Preservation Bay - Preservation Drive
Source: Nearmap
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Existing Character in Rural Areas

Preservation Bay is surrounded by rural land
immediately south of the existing residential area. The
rural area is characterised by larger rural lots that are
often associated with small scale agricultural practices.
The dwellings are significantly set back from the street
and are surrounded by sloping paddocks that include
stands of trees and coastal shrubs. Paddocks are
bounded by rural style post and wire fencing.

Access to the properties in this area is via Preservation
Drive to the north, or West Ridge Road to the south.

West Ridge Road marks the top of a ridgeline that
frames the existing strip of residential land that sits
along the foreshore in Preservation Bay. The steep
slopes afford views towards the ocean, providing a high
level of scenic amenity.

Figure 26: Preservation Bay - Preservation Drive
Source: Nearmap

The rural lands immediately adjoining the residential
strip at Preservation Bay have limited value and are not
currently used for agricultural production because they
are too steep, the lots are relatively small and other
constraints including landslip and watercourses make
them less suitable for production.

Figure 27: Preservation Bay - Preservation Drive
Source: Nearmap

Figure 28: Preservation Bay - Preservation Drive
Source: Nearmap
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2.2.5 Existing Built Form

Built form in both Preservation Bay and Sulphur
Creek comprises single and double storey detached
dwellings. Whilst there are pockets of new residential
subdivisions, residential development along the
immediate foreshore generally takes the form of older
fibrolite and weatherboard beach shacks and detached
dwellings in simple architectural styles.

Few newer, more contemporary style dwellings are
situated on generously sized lots moving further south
of Preservation Bay as the slope of the land becomes
more pronounced.

There are some grouped housing (villa unit)
developments in Sulphur Creek (see Figure 28)
indicating demand for more diverse and smaller
housing that was also expressed by local stakeholders
during workshops that informed Our Homes Our
Future.
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Existing Grouped Housing in Sulphur Creek

45,77

2],,7

56m

65m

20,77

40,

15 Sandhaven Crescent, Sulphur Creek

34 Overall Street, Sulphur Creek

350 Preservation Drive, Sulphur Creek

116 Preservation Drive, Preservation Bay

Dwelling Type Grouped Housing Dwelling Type Grouped Housing Dwelling Type Grouped Housing Dwelling Type Single Detached
Front Setback 5m Front Setback 10.5m - 13m Front Setback 33m as measured from street Front Setback 4m

Lot Size 935m? Lot Size 3,370m? Lot Size 1,440m? Lot Size 808m?

No. of Dwelling 2 No. of Dwelling 7 No. of Dwelling 3 No. of Dwelling 1

Grouped housing located south-east of Sulphur Creek
containing 2 dwellings. The dwellings front a common

driveway and no views of landscaping or garden areas
are available from the street.

Grouped housing with 7 dwellings situated off the end
of a cul-de-sac. The dwellings are arranged to front a
central shared driveway, with landscaping visible along
the driveway and from the street.

Battleaxe arrangement conceals two detached
dwellings behind the existing residence with direct
street frontage. The narrow geometry of the lot results
in a long and linear driveway access for dwellings at
the back, creating a lack of street presence.

Typical single detached dwelling on one lot in
Preservation Bay with street frontage and landscaping
within the front setback area.



Land Use & Built Form -
Implications for this Structure Plan:

1.

The existing residential areas zoned General
Residential have capacity to accommodate
gently density through infill development and
subdivision of existing lots to support diverse
housing options that accommodate the needs for
those who are looking to downsize.

Interfaces with rural land and landscape
conservation areas to the south and
environmental management areas along the
foreshore mean opportunities for outward
expansion of residential areas are limited.

3. The slope of the land to the south limits

residential development to the low-lying coastal
plain.

. In Preservation Bay, lots are typically around

800m?, with some larger lots around 1200m?.
There is potential for some of these lots to be
subdivided. However, the prime location along
the coast may see market preference toward
detached dwellings to take advantage of the
natural setting, views and adjacency of services
in Penguin.

. Rural land immediately adjacent to Preservation

Bay that is low lying and gently sloping is

an opportunity to expand the capacity for
residential development without significantly
impacting on the scenic character of the area or
reducing the capacity of productive agricultural
Elgle}

. The existing built form allows for the reasonable
sharing of views to the coast and surrounding
rural landscape. Therefore the height, bulk and
spacing of dwellings is a key consideration for
new development.
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2.3 Movement & Connections

2.3.1 Existing Movement & Connections

As with most areas within Central Coast, primary LEGEND
access in and out of Preservation Bay and Sulphur
Creek is via the Bass Highway. It runs east-west and
serves as a connector road between the localities and
to wider centres of the region including Ulverstone and Highway
Burnie.

EEREE Ralway

Waterbodies

Arterial Road
Vehicular access in and out of Preservation Bay and Local / Collector Road
Sulphur Creek is otherwise dependent on Preservation
Drive which connects to Penguin. Preservation Bay is
in many ways an extension of Penguin, located only 1.5
km away with direct connections along the coastal road
and the foreshore pathway.

North south movements occur only in Sulphur Creek,
with two roads, Hogarth Road and Creamery Road,
that underpass the Bass Highway and connecting
the residential area to rural and agricultural lands to
the south. At a local scale, the network of local roads
in Sulphur Creek is informal and absent of a grid
structure.

The local road layout is ad-hoc and has grown
organically to accommodate the need for new
subdivisions, reflecting a sporadic and unplanned
settlement pattern. This is evident through cul-de-
sacs which branch off existing local roads, with some
already paved with driveways in anticipation of future
residences.

Figure 35: Vehicular Connection in Preservation Bay and Sulphur Creek ? U"ZS 0'5‘km

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania 1:15,000 @ A3
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Existing Public and Active Transport
Network

Due to the area'’s limited public transport options,
residents rely heavily on private vehicles for daily
commuting. Both localities are serviced by bus routes
190 and 708 which run along Preservation Drive and
connect residents to Ulverstone and Burnie. However,
bus services are limited and infrequent.

Pedestrians and cyclists benefit from the pathway
along the foreshore connecting Penguin to Sulphur
Creek. However, this dedicated pathway ends abruptly
in the middle of Sulphur Creek, north of Preservation
Drive. Access to the foreshore pathway could benefit

from a dedicated shared pathway and crossings across

Preservation Drive to increase safe movements of
pedestrians and cyclists.

10 mins (28km) drive
to major shipping port
in Burnie

h 30 mins (48km) drive
to Burnie Airport

Preser Vation
l‘/'l,e

Figure 36: Existing Connections in Sulphur Creek and Preservation Bay

>

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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Existing Connections in Sulphur Creek

There are two formal pedestrian crossings that exist
along Preservation Drive in Sulphur Creek. These
crossings provide access to the foreshore reserves
from the residential areas. There are also four
pedestrian rail crossings that allow further access and
permeability in the foreshore area.

The shared coastal pathway exists as the main active
transport connection. The pathway runs east-west
along Preservation Drive before veering south along
Hogarth Road in the west of the residential area.

Preseryati
"Vatlon D
I"il,e

86
S,
%Y

Figure 37: Existing Connections within Sulphur Creek
Source: Ethos Urban
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Existing Connections in Preservation Bay

There are no formal pedestrian road crossings in
Preservation Bay, although two rail crossings do exist
providing access to the foreshore.

The active transport connection continues along
the entirety of the foreshore from Sulphur Creek to
Penguin. There are no bus stops in Preservation Bay.

100 Drive

prese

Figure 38: Existing Connections within Preservation Bay
Source: Ethos Urban
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Movement & Connections - Implications for this
Structure Plan:

1.

Although the settlement areas of Sulphur Creek
and Preservation Bay are relatively contained
there are opportunities to improve permeability
and connections along local roads, particularly
in Sulphur Creek where a number of cul de sacs
are present.

Functioning as the main road, Preservation Drive
has limited areas where it is safe for pedestrians
to cross. There are opportunities to provide
additional pedestrian crossings between the
foreshore path and residential areas to increase
the safety and functioning of the streetscape.

3. Residents rely on the larger coastal settlements

including Penguin and Ulverstone for access

to community services, commercial and retail
offerings. Limited public transport services and
the distance to access services means residents
rely heavily on private vehicles.

4. The Burnie to Hobart Freight Rail Line runs

alongside the foreshore, with foreshore parks
and recreational trails situated directly opposite
the railway line. At present, the railway line
poses a challenge to accessing these areas,
aside from the pedestrian crossings already in
place. Therefore, it is important that pedestrian
safety is prioritised.

. There are opportunities to improve wayfinding

to existing pedestrian rail crossings along
Preservation Drive through enhanced signage,
path connections, and public realm upgrades
to increase visibility, accessibility, and safety for
pedestrians.

. Advocate to State government for the installation

of a new bus stop at Preservation Bay to
improve public transport access and to support
sustainable travel options for residents and
visitors.
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2.4 Public Space & Natural Environment

2.4.1 Existing Topography

Similar to other coastal settlements in Central Coast, LEGEND B 5 9% Sope
established residential areas along the coastline of .

. . Waterbodies >20% Sl
Preservation Bay and Sulphur Creek are characterised . o o
by primarily flat terrain. el B Reserve Fstate
Steeper topographic conditions (>20% slope) define the Hosos Flora and Fauna
land south of Bass Highway and south-eastern edge ©  LowPoaints

of Bass Highway. The location and pattern of existing
residential development has been driven by these
topographic conditions and rising landforms beyond the
immediate foreshore area. 10m Contour Intervals

®  HighPoints

50m Contour Intervals

Whilst posing some development and accessibility
constraints, the rise in terrain provides expansive local
views for residents over the undulating vegetated
backdrop to the south and the Bass Strait to the north.

The steep topography also forms a green backdrop to

residential areas that contributes significantly to scenic
character, and is an opportunity to contain growth will

maintaining the character defined by the coastline and

rural hinterland.

Figure 40: Landform of Preservation Bay and Sulphur Creek and High/Low points ? U"ZS O'S‘m

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania, Mapzen Global Terrain 1:15,000 @ A3
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2.4.2 Existing Natural Hazards and Ecology

Natgral .hazards and environmental ﬁsk.s have JEGEND Y/, Pricrity Vegetation Area
implications for settlement and housing in both -
Preservation Bay and Sulphur Creek. e NONNN ihre";‘t‘f”ed Natve
. . . . . Road egetation
Majority of land within both Preservation Bay and . .
Sulphur Creek are subject to bushfire risk where rural Waterbodies $0008R Threatened Fauna
and agricultural lands abut the settlements, given Bushfire Prone Areas Landslide Risk
the presence of clusters of dense vegetation and _ (Medium-Active)
, . . Coastal Erosion
tree canopy. Sulphur Creek’s more urbanised setting Landslide Risk (Medium)
and bordering roads offer an advantage in terms of ///. Coastal Inundation ,
. . Landslide Risk (Low)
providing a somewhat reduced fire risk. B % AcP Flooding

Steeper land defines the south- eastern edge of
Sulphur Creek and the southern and western extents

of Preservation Bay, present a challenge for potential
development as these areas are subject to landslip
hazards. However, the core existing residential areas
across both settlements benefit from relatively flat land.

The beaches at Preservation Bay and Sulphur Creek are
subject to the risk of inundation and erosion. However,
this has minimal impact on the existing residential areas
with coastal frontage, as natural buffers—such as sand
dunes, vegetation, and open spaces—help to protect
these areas from erosion.

Sulphur Creek (watercourse), which bisects the core
residential area of Sulphur Creek, presents the highest
risk in terms of flooding for immediately surrounding
established residential areas.

Figure 41: Natural Hazards and Ecology in Preservation Bay and Sulphur Creek ? 0"25 0'5‘km

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania 1:15,000 @ A3
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Flood Hazard Ratings

The Australian Disaster Resilience Handbook Collection
7-3 Flood Hazard (ADR Handbook 7-3) outlines a basis
for identifying the variations in flood hazards based on
their level of risk of causing hazardous conditions for
communities.

In accordance with the ADR Handbook 7-3 the following
hazard vulnerability classifications are used for
classifying a flood hazard on a floodplain:

H1 - Generally safe for vehicles, people and buildings
H2 - Unsafe for small vehicles

H3 - Unsafe for vehicles, children and the elderly

H4 - Unsafe for vehicles and people

H5 - Unsafe for vehicles and people. All building
types vulnerable to structural damage. Some less
robust building types vulnerable to failure

Hé6 - Unsafe for vehicles and people. All building
types considered vulnerable to failure

Figure 44 identifies the flood hazard classification for
direct rainfall/overland flooding and riverine flooding.

In Sulphur Creek and Preservation Bay, the most
hazardous flood classifications (H4 and H5) apply

along the Sulphur Creek corridor. Flood hazards are
otherwise minimal along other minor watercourses
and drainage corridors with some H3 hazards identified
along the base of the slope in Preservation Bay.

Figure 42: Direct Rainfall/Overland Flooding and Riverine Flooding Hazard
Classification
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2.4.3 Scenic Landscape Character

The Central Coast's scenic coastline, attractive hinterland,
and proximity to wilderness are key reasons people visit
or move to the municipality from elsewhere in Tasmania,
interstate or overseas. These scenic qualities can be
capitalised on to assist in supporting the long-term
economic growth, but also need to be protected to retain
the municipality’s allure to visitors and residents.

The Scenic Landscape Character Report informing the
Housing Strategy identified the following five distinct
scenic landscape character areas in Central Coast:

Sweeping Shorelines and Coastal Headlands
Rivers, Rivulets and Valleys

Undulating Pastures and Productive Land
Mountainous Eucalypt Forests and Woodlands
Coastal Plains and Urban Environments

All existing development in Sulphur Creek and
Preservation Bay is located in Coastal Plains and Urban
Environments Character Area with direct interfaces to
Undulating Pastures and Productive Land. Development
in the central area of Sulphur Creek has a direct interface
with the Rivers, Rivulets and Valleys Landscape Character
Area.

The Coastal Plains and Urban Environments have a
moderate scenic landscape character value given its
local significance. The level of urban development in
these areas varies with the majority of the aesthetic value
placed on the natural elements of surrounding character
areas that can be viewed from this character area. Given
the already developed nature of the area, the area is
assessed as having a moderate level of susceptibility to
change.

The Rivers, Rivulets and Valleys Landscape Character
area dissects the core residential area of Sulphur Creek.
This area is assessed as having a high scenic landscape
character value given its regional significance and an
exceptional level of susceptibility to change as disruption
to the riparian zone can be detrimental to overall aesthetic
value and quality of existing landscaping elements in
these areas.

Figure 43: Scenic Character Area
Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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Key Views

The character of Preservation Bay is strongly defined
by the scenic backdrop of the undulating rural
landscape to the south as well as views towards

the coastline and Bass Strait. Whilst Sulphur Creek

is relatively flat, dwellings along the foreshore

and within the immediately surrounding area have
expansive views to the coast. Significant views should
be maintained, especially from public spaces. Key
viewlines identified are as follows:

0 View from Sulphur Creek Community Hall to the
Coast
e View from Preservation Drive facing south east

e View from southwest of existing residential area
towards Bass Strait

o View from central south of existing residential area c
towards Bass Strait

e View from southeast of existing residential area
towards Bass Strait

G View from West Ridge Road towards Bass Strait

0 View from rural land south of the existing e
residential area towards Bass Strait

e View from Preservation Drive facing south west

Figure 44: Key Views within Preservation Bay and Sulphur Creek 0 05 H<‘m I
Source: Ethos Urban 1:25,000 @ A3 ‘
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2.4.4 Open Space & Public Realm

Preservation Bay a.nd Sulphgr Creek feature a limited LEGEND 2-Minute Walk from Parks
number and diversity of public open spaces. )

Railway
There are a limited number of small, open space - PARK CATEGORY
reserves within close proximity to Sulphur Creek, Parks (0. 03 ha to 2 ha)
which support the passive recreation needs of the islnaiotlice

residents and are critical natural habitat connections. Shared Coastal Pathway

Beyond these local reserves, the local streetscape (Formal)
across both localities is sparse, with few footpaths,

street trees, and landscaping. The amenity of the public

realm is largely attributed to the scenic view corridors

north and south of Preservation Drive.

The beaches of Preservation Bay and Sulphur Creek
are significant public spaces. Accessibility is currently
restricted by the freight rail line running parallel to
the coast. However, they are key assets of the coastal
environment and landscape and are highly valued by
residents and visitors.

The shared coastal pathway, which runs parallel to
Preservation Drive is a defining element of the area’s
public realm and amenity. The pathway connects to
two foreshore reserves in Sulphur Creek and provides
a varied form of public domain in the absence of more
conventional connections along existing residential
streets.

Figure 45: Open Space in Preservation Bay and Sulphur Creek ? U"ZS 0'5‘km

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania 1:15,000 @ A3



Public Space & Natural Environment -
Implications for this Structure Plan:

1.

The location of existing residential development
being contained to the flat coastal plain in
Sulphur Creek and Preservation Bay has been
driven by steep land beyond the immediate
foreshore area. Whilst posing some development
and accessibility constraints, the rise in terrain
provides expansive views and Is an attractive
area for new development that could respond

to the market for higher end dwellings in a high
amenity location.

. Steeper topographic conditions and vegetated

areas define the south- eastern edge of Sulphur
Creek and western portion of Preservation Bay.
These areas present a challenge for potential
development as they are subject to landslip
hazards.

. Coastal Inundation and flooding issues are

identified in both Preservation Bay and Sulphur
Creek. These constraints need to be addressed
as part of planning for additional housing.

. Significant views to the coast are afforded

from both settlements. These views should be
maintained, especially from north-south streets
and public spaces.

. Beyond the local foreshore reserves in

Sulphur Creek, the local streetscape across
both localities is sparse, with few footpaths,
street trees, and public landscaping. There

are opportunities to improve public realm
amenity and active transport corridors through
infrastructure provision and improvements,
street plantings and safe connections.
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2.5 Infrastructure and Services

2.5.1 Existing Infrastructure & Services

The existing residential areas of Sulphur Creek and
Preservation Bay are adequately serviced by sewer,
water and electricity. Water and sewer serviced land
extends south of Preservation Bay into the rural zoned
land.

Although there are some capacity issues with existing
services, discussions with the utility providers
(TasNetworks and TasWater) indicates that these issues
would not preclude future residential development.

Figure 47: Existing Infrastructure and Services in Preservation Bay and Sulphur Creek
Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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2.5.2 Existing Social Infrastructure

Social infrastructure includes community
infrastructure, arts and cultural infrastructure, health
services, open space and recreation assets, and
education and childcare facilities.

As smaller settlements, Sulphur Creek and
Preservation Bay have limited social infrastructure
available. Sulphur Creek and Preservation Bay rely
on Penguin/Ulverstone and Burnie to access these
services.

The north-west Coastal Pathway, a new shared path,
which will ultimately provide a 110km uninterrupted
link along the coast between Wynyard and Latrobe,

is currently under construction. The Sulphur Creek to
Penguin section has been delivered and will ultimately
link to the other coastal settlements (Ulverstone/West
Ulverstone, Turners Beach, Leith etc).

Sulphur Creek Memorial Hall functions as the sole
community facility in Preservation Bay/Sulphur Creek.
It is sufficient to cater to local community hire. There

is however an opportunity to enhance the public space
and play space surrounding the hall. This could include
space for outdoor events and activities, shade cover
for the playground, soft fall, diverse play equipment,
additional seating etc.

Penguin Surf Life Saving Club and few open space
reserves are also located along the foreshore.

X\ 400

R 800n

Figure 51: Social Infrastructure in Preservation Bay and Sulphur Creek
Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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Infrastructure & Services -
Implications for this Structure Plan:

1.

The capacity of existing services infrastructure
is generally considered appropriate for Sulphur
Creek and Preservation Bay to accommodate
housing growth. Opportunities are present to
direct housing growth south of the residential
strip development in Preservation Bay that

has access to reticulated water and sewer
infrastructure.

Limited social infrastructure is available in
Sulphur Creek and Preservation Bay and
residents rely on Penguin/Ulverstone and
Burnie to access these services. As the

population grows, it is expected that residents
will continue to access health, education and
community facilities in the surrounding areas.

. There are opportunities to improve the quality

and accessibility of existing social infrastructure.
such as revitalising the Community Hall in
Sulphur Creek and the Penguin Surf Life Saving
Club in Preservation Bay to attract a new range
of uses.
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2.6 Constraints Summary

A Multi-Criteria Constraints Analysis (MCCA)
was undertaken to understand those areas in
Central Coast that may be suitable for housing
by overlapping the most current constraints
information and applying weightings to
produce heat maps.

The MCCA identified the following constraints:
Challenging terrain and limited developable area

Sulphur Creek’s existing urban footprint sits in an
elongated east west orientation and is bounded by
the Bass Highway to the south and Bass Strait to the
north. The town is surrounded by steep terrain with
medium landslide risk, resulting in limited opportunity
for expansion. Preservation Bay sits in a similar
context with the extent of developable area defined by
the landform surrounding the settlement. In addition,
although the headland between the two settlements
is relatively unconstrained the landscape is of high
scenic value and the preservation of the area is
considered important to avoid ribbon development and
impact on scenic amenity.

Flooding risk

Sulphur Creek is currently built out, apart from
several large vacant lots along Preservation Drive.
However, this area is impacted by 1 in 100 flood and
future housing development would need to consider
flood responsive design. Vacant lots at the end of
Bayvista Crescent are also impact by flooding from
the creek.

In addition to the outcomes of the MCCA, other
challenges for managing housing growth and change
in Sulphur Creek and Preservation Bay include:

Limited residential land capacity

Sulphur Creek is currently at capacity with all
available unconstrained land subdivided for residential
use. A large number of lots have relatively narrow
frontages. There is a risk that if these lots are
intensified with grouped housing or villa units, it could
result in long driveways that dominate the block and
poorly oriented units with little or no relationship to
the street, which is not best practice.

Limited social infrastructure and commercial
offerings

There is a lack of social infrastructure within the
Sulphur Creek -Preservation Bay area, with the
exception of foreshore parks in Sulphur Creek. A
single fish and chip shop exists in Sulphur Creek. The
community within this area typically travels to Penguin
or Ulverstone to access community infrastructure,
services, and commercial offerings.

Figure 53: Preservation Bay and Sulphur Creek Multi-Criteria Constraints Analysis
Source: Analysis conducted in QGIS using data from Land Information System Tasmania (LIST), Central Coast Council Tasmania
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2.7 Opportunities Summary

Much of the settlement at Sulphur Creek has
now been developed. Whilst the settlement
retains some capacity for growth, this will be
incremental and will occur through further
infill development/subdivision of existing
residential lots.

Preservation Bay supports an existing strip
of residential land between Sulphur Creek
and Penguin and is well placed to facilitate
the limited expansion of the settlement.

e Expansion of existing urban area

There is potential area for expansion of the urban area
of Preservation Bay given the land ownership is limited
to three main parcels just behind the existing strip and
well below the ridge line. The extension of the existing
street pattern up the hill behind the strip of residential
development in Preservation Bay would provide high
value housing sites, which could encourage greater
economic diversity in the local area without negatively
impacting the coastal scenic qualities.

e Capacity to maximise access to water views and
landscape character

The existing settlement pattern of Preservation Bay

is configured as a strip running parallel to the water,
affording views to most houses. Given the rising
topography of the expansion area, future housing
development in this area would continue to be afforded
with water views over the top of the existing residential
dwellings.

e Protecting scenic landscape qualities

Preservation Bay is nestled within two headlands that
feature a surrounding landscape character of undulating
pastures and productive land, identified as having scenic
qualities representative of this landscape character.
Aligning scenic protection to the natural contours of the
land abutting the residential expansion area will result in
the retention of the scenic qualities present.

e Shared pathway connecting Sulphur Creek,
Preservation Bay and Penguin

The shared path connecting Sulphur Creek, Preservation
Bay and Penguin is well used by the community. Any
missing links should be connected to encourage active
transport movement. Future expansion of the settlement
should also prioritise connection to this shared path
along the coast.

Figure 54: Shared pathway in Preservation Bay
Source: Ethos Urban

Figure 56: Potential area for expansion in Preservation Bay
Source: Ethos Urban

Figure 55: Shared pathway in Sulphur Creek
Source: Ethos Urban

Figure 57: Potential area for expansion in Preservation Bay with views
Source: Ethos Urban
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2.7.1 Housing Opportunity Areas

A Housing Framework Plan was prepared as a part of
the Housing Strategy. The Framework Plan provides

a balanced approach to residential development that
ensures the extent of housing change is commensurate
with housing capacity opportunities, population
forecasts, land constraints (if any), and service
capability of an area.

This Plan sets out four categories of Housing
Opportunity for managing housing change across
Central Coast:

Consolidation
Incremental
Minimal
Expansion
In Sulphur Creek and Preservation Bay, all residential

areas have been identified for incremental housing
opportunity.

In addition, the land to the south of the existing
residentially zoned land in Preservation Bay is identified
as having the capacity for expansion to accommodate
additional housing growth.

Housing Opportunity Areas are summarised in Table 1.

LEGEND Housing Opportunity Areas
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Figure 58: Housing Opportunity Areas in Preservation Bay and Sulphur Creek

Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania, Ethos Urban
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Incremental Expansion

Table 1: Housing Opportunity Areas
Source: Ethos Urban
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3.1 Overview of Structure Plan

3.1.1 Preservation Bay and Sulphur Creek A key focus of the Structure Plan is to deliver a diverse
Structure Plan range of housing options whilst while minimising
impacts on views and the coastal and rural scenic

The Structure Plan for Sulphur Creek and Preservation
character of the area.

Bay aims to deliver on the vision for housing outlined

in the Our Homes Our Future Central Coast Housing Incremental changes in housing types, including

Strategy (2025), primarily through: the delivery of grouped housing or single detached
dwellings on smaller lots, will allow the needs of an

+ Supporting gentle density in the existing residential ageing population and other smaller households to be

: areas of Sulphur Creek and Preservation Bay, and met.

: - The proposed expansion of residential land in The Structure Plan proposes relatively contained
Preservation Bay to accommodate a limited expansion of residential areas, avoiding ribbon
provision of new greenfield supply that is desirably development along the coastal strip, and situating new
located. development within the landscape, protecting the rural

backdrop created by steeper and more elevated land.

New and upgraded connections throughout the public
domain will enhance connectivity to the foreshore and
provide improved active transit opportunities, linking
..... i ; : : . : key community infrastructure such as the Sulphur

i AR S R s = : e Creek Town Hall and Penguin Surf Life Saving Club.
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3.1.2 Sulphur Creek Detail Structure Plan
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Connection
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Connection
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Proposed Pedestrian
Crossing

Figure 60: Structure Plan for Sulphur Creek
Source: Ethos Urban

Community/

Hub

Preservation Bay and Sulphur Creek | Central Coast Housing Strategy | 49




Preservation Bay & Sulphur Creek Structure Plan Preservation Bay and Sulphur Creek | Central Coast Housing Strategy | 50

3.1.3 Preservation Bay Detail Structure Plan

Legend Connections
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o Connection
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Figure 61: Structure Plan for Preservation Bay
Source: Ethos Urban
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3.2 Land Use & Built Form

3.2.1 Sulphur Creek

The Structure Plan seeks to encourage greater
diversity of housing types in the existing residential
areas in Sulphur Creek.

The existing zone provisions allow for a 2 story
building height and a minimum lot size of 600m2. Given

this, the focus for improving housing diversity will P"eSGI’Vation Dpi
be maximising use of available land supply via infill Tive
development.

Infill development may take the form of single or double
storey dwellings and grouped housing that present well
to the street, considers the reasonable sharing of views
to the coast, and respond to the existing character of
the coastal setting.

66
Sulphur Creek is well serviced by existing utilities, as Ss,),{b
noted in Section 2.5. 6%}
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3.2.2 Preservation Bay

In addition to encouraging a greater diversity of housing
types, the Structure Plan also identifies greenfield

land that is in a desirable location and is suitable for
residential development.

By maintaining a single to double storey height, future
development will continue to respond to the slope of
the land and allow for the reasonable sharing of views
to the coast and wider rural landscape.

Development in these areas would also sit well below
the ridgeline and steep escarpment to the south, west
and east, enabling new housing without impacting on

the rural and coastal setting of Preservation Bay.

As noted in Section 2.5, Preservation Bay is generally
well serviced by existing utilities. The utility serviced
land extends into the rural land to the south of the
existing residential area. Residential expansion in this
area could therefore be supported, with consideration
given to relevant servicing capacity upgrades.
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Figure 63: Proposed Building Height for Preservation Bay
Source: Ethos Urban

ervat,-o" B
Q

49@53
f/‘@/k

Te
Sep
Va[‘/'o " D
(o /.V
e

0.2

0.4km
I



Preservation Bay & Sulphur Creek Structure Plan

Preservation Bay and Sulphur Creek | Central Coast Housing Strategy | 53

The opportunity for residential expansion in
Preservation Bay will need to have consideration for
the slope of the land. Future development will need to
minimise cut and fill.

Building bulk and scale will also need to be carefully
considered to ensure appropriate development
outcomes in this area. The Precinct Design Guidelines
(refer to Chapter 5) include provisions for building
separation and siting and orientation to ensure

future residential development is sited and designed
to respond to the sloping topographic conditions,
surrounding landscapes and to maximise views.

Figure 64: Site Section across Preservation Bay
Source: Ethos Urban

3.2.3 Desired Future Character in the Structure Plan Precincts

Preferred Character in Expansion Area

This area will support development that
positively responds to the preferred building
materials, scale and styles of the adjacent
rural residential areas and use of materials
sympathetic to the rural landscape setting.

New development will be sited to respond to
the topography of the land and to maintain
appropriate spacing between dwellings to
promote the retention and planting of vegetation
and allow for view sharing towards the ocean
and sloping rural landscapes.
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3.2.4 Case Studies

A series of precedent studies were undertaken to
identify good design outcomes in housing development
across Australia that responds appropriately to steep
and sloping sites and sited to harness views, as well
as best practice outcomes for medium density infill
typologies such as grouped housing.

In addition, consideration has been given to the draft
Medium Density Guidelines prepared by the Tasmanian
State Government. The guidelines focus on identifying
good design outcomes for medium density housing
types. Of particular relevance to Sulphur Creek and
Preservation Bay is grouped housing.

The draft guidelines identify the need for medium
density housing to be site responsive whilst providing
a functional and comfortable living environment that
includes quality open spaces and seeks to enable safe
and equitable access.

Although existing strategic policy, the draft TPPs, and
the State Government'’s draft Medium Density Design
Guidelines aspire for greater dwelling diversity to
meet the community’s evolving housing requirements,
achieving a wider range of dwelling types is currently
limited by prescriptive and generic provisions of the
TPS.

Grouped Housing

While gentle density outcomes are encouraged
appropriate to the Sulphur Creek and Preservation
Bay context, it is anticipated that the predominant
housing typology outcome will continue to be a mix of
single detached dwellings, grouped housing with the
occurrence of terraces and townhouses.

The following provides examples of ‘good design’ that
take into account and respond to the neighbourhood,
streetscape and individual site characteristics.

Detached Dwelling
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Examples of preferred housing types for Preservation Bay and Sulphur Creek This typology is suitable for

Incremental

Detached Dwelling Case Studies

Hervey Bay, Queensland

Dwelling Type Detached Dwelling

No. of Dwelling 1

Spinnaker House is a detached dwelling located at the
edge of an escarpment on Hervey Bay, Queensland.
The design and form of the building is defined by the
site’s topography and orientation. The massing of the
two storey structure sits in response to the landform of
the site, minimising cut and fill and disturbance to the
surrounding landscape.

The design intent seeks to minimise impact and
embrace sustainable design principles. The building
seeks to balance the visual opportunities of the
landscape, while providing sanctuary from the windy
coastal environment.

Dudley Beach, New South Wales

Dwelling Type Detached Dwelling

No. of Dwelling 1

Dudley House is located at Dudley beach, near the city
of Newcastle on the east coast of NSW. The site steeply
rises to the north with views over the state forest to
Dudley beach, Newcastle in the distance and the Pacific
Ocean.

The house was designed in two parts to minimise the
bulk and scale as perceived within its surrounding
context. Both were sited strategically based on existing
landform including structures which run parallel to

a cliff which exists on the block. On street level, the
structure appears to be single storey.

Figure 65: Spinnaker House by Sparks Architects (Above) & Dudley House by Bourne Blue Architecture (Below)
Source: Sparks Architects & Bourne Blue Architecture
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This typology is suitable for

Incremental
Expansion

Grouped Housing

59-61 Anne Street, Southport, Queensland Street

Dwelling Type Multi Dwelling Housing

Front Setback 2.8m

Lot Size 1,230m?

No. of Dwelling 7

Driveway

Anne Street Garden Villas is a series of 7 social housing
dwellings clustered around a central courtyard.
Dwellings have a street frontage and allow for
landscaping in the front setback.

Car Park

44m

Driveway

28m

76-80 Clyde Street, Thornbury, Victoria
Street
Dwelling Type Multi Dwelling Housing

Front Setback 5.5m

Lot Size 1,600m?

No. of Dwelling 8

Clyde Mews consists of 8 dwellings. The project is
a consolidation of two traditional housing blocks in
Thornbury and provides an alternative model to the
usual car centric development.

35m

Laneway

45m
Car Park

Figure 66: Anne Street Garden Villas by AOG Architects (Above) & Clyde Mews by Six Degrees Architects (Below)
Source: Nearmap, AOG Architects & Six Degrees Architects



Preservation Bay & Sulphur Creek Structure Plan

3.3 Movement & Connections

The two existing bus routes that operate along
Preservation Drive are both limited and infrequent.
Reliance on the private vehicle has led to streetscapes
that prioritise car movements over pedestrians and
cyclists.

The Structure Plan outlines opportunities for a number
of streets to become key active transport and green
links, with better tree canopy planting to provide more
attractive, sheltered and safer paths for walking,
cycling and connections more broadly.

In Sulphur Creek, a new active transport link along
Overall Street and Cremery Road would allow for
improved connectivity in the centre of the residential
area where there is a high presence of cul de sacs. In
addition, a new road is proposed to connect Overall
Street with the Bass Highway and Preservation Drive,
contributing to overall permeability and connectivity
across the settlement.

PreserVati o

Two north-south green streets are proposed in
Preservation Bay to link areas identified for residential
expansion with the existing coastal road, shared
coastal path and foreshore areas. A new road is
proposed to wind in and out of the proposed expansion
area, providing direct access via a connection

to Preservation Drive to the west of the existing
residential area and without disturbing the rhythm of
dwellings that front the foreshore.

Through delivering improved green links, there is

also potential to activate and enhance the foreshore
pathway and improve access to the beaches of Sulphur
Creek and Preservation Bay, while also providing social
benefits to the local community including encouraging
walkability and healthier lifestyles.

There is potential to establish a series of recreational
trails winding up the hill to the south of Preservation
Drive up to West Ridge Road. These recreational trails
would provide access to the ridgeline and views to the
coast.

Figure 67: New Connections for Sulphur Creek and Preservation Bay
Source: Land Information System Tasmania (LIST), Central Coast Council Tasmania
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3.3.1 Existing and Proposed Street Sections

Creamery Road

Creamery Road Creamery Road
Existing Condition Proposed Upgrades
I | = 1
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3.3.2 Existing and Proposed Typical Street Sections New east-

west Road

New east-west Road in
Preservation Bay

A new east-west road is proposed in
Preservation Bay to service the housing
expansion area. It is recommended to
be 14m wide to minimise the visibility of
road infrastructure.

The proposed road consists of a 1.5m
footpath on either side, on street parking
on one side and tree planting on the
other. This road intends function as a
quiet residential street which provides
on-street parking for residents and
visitors.

)

1.5 25 3 3 25 1.5

14

Car ; L:
Park Carriageway e

Foot
path

Private Lot

Driveway
to Future

Subdivision

|
|
Iy
I
|
O |
l!u \
=
}!
gq
Jmi
I
|
|
|
|
|
|/
|
| m
\ 2
© = o
RN
S _ § 98
£¥ 9 965
To o Q Ew
E'Q-'E\'E € 5
8& 5 8 =28
£ ol o (e
|
= <
|
}=
| 1
|
‘ .
|
|

d

Private Lot

New Green Street in
Preservation Bay

Preservation Bay is characterised by
steep landforms south of the existing
strip of residential development along
Preservation Drive.

Two green streets (perpendicular to
Preservation Drive) are proposed to
provide access from Preservation Drive
to future development located in the
housing expansion area. These green
streets feature a 2.5m wide swale on
either side of the carriageway to slow,
filter and direct stormwater towards

the Bass Strait. Stormwater carrying
capacity is subject to further calculation.

Access to private residential lots is
proposed via the proposed new east-
west road.
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New Green
Street

Proposed
new east-
west road
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Figure 69: Street Section and Plan of Proposed New Roads in Preservation Bay
Source: Ethos Urban
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3.4 Public Space & Natural Environment

3.4.1

Green open spaces in Preservation Bay and Sulphur
Creek are highly valued for maintaining the natural
coastal character of the area, supporting community
wellbeing, and preserving important visual and
environmental qualities that contribute to the identity
and liveability of these settlements.

Sulphur Creek

Accordingly, the existing public open space network
in Sulphur Creek is proposed to be enhanced via
improving connections between these spaces and the
surrounding residential areas.

In addition to the proposed active transport link and
new road detailed in Section 3.3, pedestrians will have
greater access to the foreshore reserves through the
provision of an additional two pedestrian crossings
over Preservation Drive, enhancing safety and
promoting walkability.

Future development in Sulphur Creek will be directed
to within the existing residential land. This will prevent
encroachment of development in areas identified for

landscape conservation in the immediately surrounding

area.
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Figure 70: New Connections within Sulphur Creek

Source: Ethos Urban
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3.4.2 Preservation Bay

There are opportunities to enhance and embellish the
open space along the foreshore in the northeast of
Preservation Bay that surrounds the Penguin Surf Life
Saving Club. Three pedestrian crossings are proposed
over Preservation Drive to provide connections to the
foreshore area, enhancing overall connectivity and
pedestrian safety.

The proposed north-south green streets seeks to
enhance the public realm and connectivity of the
proposed expansion area to existing active transport
and recreational network.

A recreation trail that winds up to the southern
ridgeline has been identified as an option to leverage
the scenic views across the Bass Strait and to help
create an attractive place to live for prospective
residents.

Scenic protection areas are proposed across the
steeper escarpment and ridgelines surrounding
Preservation Bay to ensure the green rural landscape
context is retained.

e JtioN Drive
P

Figure 71: New Connections within Preservation Bay
Source: Ethos Urban
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4.1 Actions

The following Actions flow from this Structure Plan and relate to three ways Central Coast
Council can act to assist with meeting the community’s needs: doing, partnering, advocating.

Action

Progress a Planning Scheme Amendment to implement the recommendations of this
Structure Plan having regard to the Statutory Implementation Guidance in this Plan

Investigate enhance the public space and play space surrounding the Sulphur Creek
Memorial Hall including space for outdoor events and activities, shade cover for the
playground, soft fall, diverse play equipment, additional seating etc.

Investigate enhance the public space and foreshore area surrounding the Penguin
Surf Life Saving Club

Investigate opportunities to activate and enhance the foreshore pathway

Investigate opportunities to enhance access to the beaches of Sulphur Creek and
Preservation Bay

Z
© 00 0 @°

Figure 72: View of surrounding vegetation and tree canopy from Preservation Drive
Source: Ethos Urban

Timing

Immediate

Short term

Short term

Short-medium term

Short-medium term

Council Partners

No.

Action Timing
Explore opportunities for streets including Overall Street and Creamery Road,
to become key active transport and green links, with better tree canopy planting
to provide more attractive, sheltered and safer paths for walking, cycling and

connections more broadly.

Short-medium term

Council Advocates

No.

Action Timing
Advocate to the State Government and TasWater for the improvement and
required upgrading of sewer and stormwater infrastructure in Sulphur Creek and

Preservation Bay.
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4.2 Proposed Implementation

This structure plan is a strategic land use document
designed to guide sustainable growth within Central
Coast. The plan outlines key objectives and strategies
for housing settlement, with the following spatial
recommendations directly reflecting these ambitions.
The outcomes and recommendations of the structure
plan are directly informed by the Central Coast Housing
Strategy.

The proposed land use directions present strategic
opportunities for the Central Coast Council to consider.
These directions and subsequent actions are based on
the following considerations:

Section 8A guidelines, which provide a reference
guide for the application of all zones and codes.

The Tasmanian Planning Scheme - Central Coast,
outlining relevant development and subdivision
standards.

The State Coastal Policy

Directions

The settlement at Sulphur Creek is predominately
zoned General Residential and much of the area has
now been developed. Whilst the settlement retains
some capacity for growth, this will be incremental
and will occur through further infill development/
subdivision of existing General Residential lots.

Preservation Bay supports an existing strip of general
residential land between Sulphur Creek and Penguin.
The settlement is comprised of thirty-nine (39) General
Residential lots which directly front Preservation Drive
and Serenity Close and back onto large Rural lots.
Several of these lots also support existing dwellings,
including 168 and 130A Preservation Drive.

The Structure Plan has identified a limited area for
expansion behind the existing General Residential strip,
providing approximately 11ha of additional residential
land.

To support the desired outcomes for Preservation

Bay and Sulphur Creek, several key actions must be
implemented. The actions outline the required changes
to the Tasmanian Planning Scheme - Central Coast to
achieve the desired outcomes.

Figure 73: Sulphur Creek and Preservation Bay Implementation Map
Source: Ethos Urban
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Direction Action Assessment

Sulphur Creek

1. Incremental 1.1 Retain the General Residential | Sulphur Creek has supported various residential infill developments over the last 10-15 years, utilising an existing supply of under-developed lots, although much of this land has
Growth Zone. now been developed.

However, the Structure Plan recognises there are opportunities for incremental growth which will be achieved through infill of existing lots. Incremental growth will likely be
driven by the preferences of existing landowners/residents.

On this basis, the retention of the existing General Residential Zone is appropriate to achieve the intent of the Structure Plan and associated incremental growth strategy.

Preservation Bay

1. Expansion 1.1 Rezone approximately 11ha The General Residential Zone provides for a range of lot sizes and dwelling density and directly integrates with the existing strip of residential land.
of Rural Land at 168 and 130A
Preservation Drive, to General
Residential

The potential for land use conflict is limited, given the existing General residential/Rural interface along Preservation Drive and the constrained agricultural potential on
immediately adjoining rural lots.

To rezone and expand the area at Preservation Bay, the Structure Plan and resulting lot yield and dwelling density is supported by the contemporary housing supply/demand
analysis and broader Housing strategy.

Extension to the rear of the existing strip of residential land would not necessarily constitute ‘new ribbon development’, given such areas are often characterised by thin strips,
spread out along the coast with limited services.

Preservation Bay is serviced by reticulated infrastructure.

The Structure Plan will provide the contemporary strategic basis to support the rezoning and facilitate the limited expansion of the settlement.

2. Specific Area 1.2 Application of the Preservation | The Preservation Bay SAP will apply to all expansion areas identified in the attached mapping. It will provide guidelines for managing the interface with existing residential areas,
Plan Bay Specific Area Plan ensuring the protection and maintenance of scenic character, and enhancing internal connectivity while minimising vehicular access points to Preservation Drive.

3. Scenic 1.3 Application of a Scenic A Scenic Protection Overlay Code will be applied to the area adjacent to the proposed rezoning to safeguard the scenic character of the broader locality. The spatial boundary of
Protection Overlay | Protection Overlay this overlay will align with the natural contours of the land, as demonstrated in the accompanying mapping.
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Precinct 1: Residential Expansion

n)
IAINAY

Building Separation

Siting & Orientation

Street Design and Layout

Considerations for adequate delineation
to provide amenity for residential areas
including privacy to private habitable
spaces, overshadowing of neighbouring
developments and solar access.

Objective

Siting and orientation considerations to ensure future residential development is sited and designed to respond to the sloping
topographic conditions, surrounding landscapes and to maximise views.

Ensure that all new street layouts and designs
are generally consistent with the Structure Plan,
supporting an integrated, connected, and high-
amenity urban environment.

In the case of grouped housing:

Developments should clearly delineate
public, communal and private areas
Provide 3 hrs of sunlight to habitable
room windows at the winter solstice
Orient the front dwelling towards the
street

Guideline

Ensure new development does not
cause an adjoining property to receive
less than 3hrs of direct sunlight to
habitable room windows during the
winter solstice.

Buildings should be designed to follow the topography of the land and minimise the need for cut and fill throughout the site
Site the development in response to slope and potential for overshadowing and overlooking

New buildings at or near ridgelines should be designed and sited to sit below ridgelines and to both protect views both to and
from the coast where available

New development should be sited to consider distant views to the Dial Ranges

Buildings should be sited to take into account the reasonable sharing of intermittent views through to foreshore areas

Orient buildings towards the street

Where external level changes are needed, consider using a terraced approach and incorporate plantings to screen retaining
walls. Plantings and landscaping should be consistent with the identified planting palette for streetscapes in the Central Coast
Council, Precinct Planting Palettes, 2023

Ensure water management and drainage solutions are designed to effectively manage flow direction and mitigate surface erosion

Consider vehicle entry and garage location to minimise cut and fill

In the case of dual occupancy, terraces and townhouses:

Provide each dwelling with a discernible sense of address
Ensure reasonable sharing of views between neighbouring properties

In the case of grouped housing:

Maximise the number of dwellings with direct connection to the street, ensuring that dwellings located closest to the street are
oriented towards the street.

Street layouts should respond to the hierarchy,
alignment, and block structure identified in the
Structure Plan, ensuring legible and connected
road networks that support walkability and
access.

New streets should be designed in accordance
with the indicative cross-sections in the
Structure Plan, including the integration of
street trees, footpaths, verge widths, and on-
street parking where shown.

Intersection treatments, road widths, and
pedestrian crossings must align with the
Structure Plan's design intent, providing safe
and functional movement for all transport
modes.

Siting and orientation diagram
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Sustainable Design

Amenity

Rail Interface Treatments

Objective

Considerations which support sustainable
development by encouraging the integration of solar
PV, battery storage, and energy-efficient design in all
new buildings.

Considerations to protect and enhance the amenity
of existing and future occupants by minimising noise
impacts through the design, layout, and construction
of new development.

Considerations to ensure new development
appropriately manages rail corridor interfaces
through design and mitigation treatments that
protect amenity, enhance urban character, and
minimise land use conflicts.

Guideline

Incorporate provisions for solar photovoltaic (PV)
systems in the design and orientation of new
buildings to maximise solar access.

Design roof forms and layouts to accommodate
future installation of PV panels without significant
modification.

Provide space and infrastructure for battery
storage systems to support on-site energy
efficiency and grid resilience.

Use energy-efficient materials and construction
methods that reduce long-term energy demand.

Where feasible, integrate other renewable
technologies (e.g. solar hot water, passive
heating and cooling) to enhance environmental
performance.

Development must be designed to mitigate noise
impacts from adjacent uses and traffic to achieve
a reasonable level of internal acoustic amenity for
occupants, having regard to:

(a) the characteristics of the site and adjoining
properties;

(b) measures in the design, layout and construction
of the development to eliminate, mitigate or manage
the effects of noise intrusion into internal spaces;

(c) the distance between:
(i) individual dwellings or uses; and

(i) dwellings or uses and shared or communal
areas; and

(d) any advice from a suitably qualified person.

All development within 50 metres of a rail
corridor should be designed to incorporate
design treatments, noise-reducing materials,
and appropriate setback distances to minimise
the impact of rail noise on internal and external
amenity.
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