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Introduction
The purpose of this paper is to develop projected dwelling requirements for Flinders Island to
support assessment of the Flinders Local Provisions Schedule.
Dwelling uptake and projected demands are required to support implementation of local
strategic documents required under the Northern Tasmania Regional Land Use Strategy.
This was completed through the examination of historical dwelling approval rates and review
of relevant strategic documents that inform the future development of the northern region
and Flinders Island.
A review was completed of existing approvals and statistical data, strategic initiatives and
strategic documents within the northern region and an unpublished housing study. These
sources identified that an annual uptake of 32.3 dwellings should be provided over the life of
the planning scheme.
This generates an overall requirement for an additional 516 dwellings over the strategic
planning period that supports the Local Provisions Schedule.
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Approvals
Historical statistics provide a representation of the previous rates that dwellings have been
created in response to economic and social factors.
The Flinders Council IDCommunity profile provides 19 years of ABS statistics for dwelling
approvals, which were reviewed to determine historical approval rates for Flinders1: The
detailed numbers are provided as Attachment 1, and show the following trends:





There is no discernible long term consistency or identifiable pattern in approval
numbers for single or multiple dwellings;
Multiple dwellings have a low uptake rate, most likely due to the lack of reticulated
sewerage services;
There does not appear to be a clear correlation between dwelling approval
peaks/lows and significant financial events at the national or global levels;
The 20 year average approvals for single dwellings stands at 7 per year, with multiple
dwellings at 2 per year (based on the available approval records and discounting
prior 13 years where no approvals were issued).

Figures are not available that allow identification by location or zone.
Established demand shall be taken at 9 additional dwellings per year, comprising 7 single
and 2 multiple dwellings.

Future demand
While historical approval rates provide an indication of the provision of dwellings on Flinders,
they do not make any allowance for changes to the local economy through strategic
interventions.
This section examines a draft report into housing and visitor accommodation supply issues
on Flinders and the strategic documents of Council, the Strategic Plan and draft Structure
Plan.

Projected requirements
The Northern Tasmania Regional Land Use Strategy identifies a timeframe that runs until
2032, which provides a practical timeframe of 12 years.
The Greater Launceston Plan is the most developed subregional development strategy in
the northern region and identifies a strategic planning timeframe to 2036 (16 years) for
uptake projections, with a seven year rolling reserve to maintain supply and allow for
strategic planning processes.
For purpose of this paper, a 16 year timeframe is adopted for projections to inform operation
of the LPS.

Population Projections
The Department of Treasury has provided population projections for some time, including for
Flinders Island. The 2008 projections support the RLUS, while the 2019 projections ought to
inform the current analysis.
Source: Australian Bureau of Statistics, Building Approvals, Australia (8731.0). Compiled and
presented in profile.id by .id
1
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2019 Population Projections – Tasmania and Local Government Areas2 provides population
data for the period up to 2042, identifying averaged annual growth rates based on low,
medium and high growth scenario’s that provide for a shrinking population, 0.1% and 0.6%
respectively.
Treasury also suggests that historical growth projections were overly ambitious and that
growth did not match the projections over the forecast periods.

Tasmanian population projection comparison

Flinders population projections3

Contrasting this, ABS figures identify an 8-year population growth rate of 3%, with the 10year population growth rate average at 1.8%.
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Figure 1 - Population forecast comparisons

This is significantly above the current and historical growth projections prepared for
Treasury, which have consistently projected a reduction of population for Flinders, or a
modest increase under high growth scenarios.
It is evident that the Treasury figures are far below the demonstrated annual growth of 1.8%
over a 13 year period and 3% over the growth period of the previous 8 years.
https://www.treasury.tas.gov.au/economy/economic-data/2019-population-projections-for-tasmaniaand-its-local-government-areas
3 Medium series outcomes charts, https://www.treasury.tas.gov.au/economy/economic-data/2019population-projections-for-tasmania-and-its-local-government-areas
2
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It is noted that the Treasury population projections for 2019 (530,712 residents) are below
the estimated resident population figures at both idcommunity (534,457) and google
(534,281) .4
Council has significant strategic documents that establish an ambitious population increase.
For the purposes of this report, the growth figures of the previous 8 year period are preferred
as a basis for the zoning regimes within the LPS.
Projections based on the ABS growth rates project that 342 or 332 additional dwellings
would be required over the period to 2036 for each scenario. Both averages reach the
population target of 1200 permanent residents around 2025. Attachment 2 to this report
contains an extract of the relevant population table and development of the population
projections.
Given the similar nature of these figures, a dwelling requirement of 340 is recommended for
the strategic planning period.
ABS data on the birthplace of migrants to Flinders island identifies that 8 of 127 migrants
were born overseas5. Based on this information, it is expected that the Covid situation will
have little if any impact on migration and population projections for Flinders. Anecdotal
information from popular media and real estate websites suggest the opposite, that isolated
locations such as Flinders are likely to experience inward migration as people look for more
secure locations to live.
This creates a simple annual allocation of 21.25 dwellings per year over the planning period.

Flinders Island Accommodation Study
A study was completed of the tourism and residential accommodation markets on Flinders
Island through the Office of the Coordinator General in 2018. While a Final Report was
completed, the project was never completed and the associated report was not released
publicly.
This report identified the following:










the rate base needs to grow to reach a critical mass of population and revenue to
service the community;
there are pressures resulting in a lack of housing and visitor accommodation, which
have been compounded by the rise of digital accommodation platforms;
there are relatively few multiple dwellings compared to other areas;
Flinders Island Aboriginal Association Inc (FIAAI) are the social housing providers,
identifying an immediate demand for 20-25 houses in this sector for their core
clients6;
the private housing sector shortfall could not be quantified statistically;
short and longer term measures are required to address the current housing
shortage;
building costs are significantly higher than mainland Tasmania (identified at
approximately 30%, since confirmed based on a building surveyors advice);
the combination of higher construction costs and relatively low rental yields
discourages the provision of rental housing;

https://economy.id.com.au/tasmania/population,
https://profile.id.com.au/flinders-island/migration
6 Note, discussions with CB&M suggest this figure is low and does not reflect the actual demand for
additional housing on the island.
4
5
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there was anecdotal evidence that further limitations were provided through lower
lending ratios, with some evidence of a 60% LVR being used by financiers p64;
there is a significant occurrence of unoccupied houses on Flinders, which are likely to
be second or holiday houses for locals and interstate owners (approximately 32.4%
on 2016 ABS data); and
FIAAI identified the lack of housing was stopping potential residents and families
returning to the island;
available information did not identify a significant impact from AirB&B type platforms,
with most operators using it as an additional marketing tool; and
the anecdotal understanding of a shortage of housing for workers, residents and
visitors was generally supported, typically in the affordable housing sectors.

For the purposes of developing this component of a projected demand, the following
assumptions were made:








the holiday or second house component of the housing stock will continue to be a
significant component of the dwelling stock, at a similar rate to recent statistics;
the report does not identify the number of houses that are used for visitor
accommodation, which prevents allocation of an ongoing entitlement in this report;
based on recent activity, it can be assumed 4 dwellings could be built per year to
meet the identified FIAAI requirements (providing delivery of the identified shortfall
within 5 years for practical and economic purposes);
the recognition of the housing supply shortage, combined with the lack of data on
private housing shortfalls, suggest that a similar figure should be projected to meet
the expected demands for other affordable housing requirements; and
it is likely that additional demands would be identified for social and affordable
housing once supply starts delivery, suggesting that this rate should be extended
across the practical lifespan of the current planning documents.

This discussion identifies that a projected demand of an additional 8 dwellings should be
allocated to meet identified annual needs.
In addition, the demand for holiday or second houses needs to be considered as a part of
the overall demands. As previously noted, ABS figures identify holiday houses comprise
32.4% of the available dwelling stock. Given the significance of this housing sector,
projections need to make allowance for this sector.

Strategic / Structure Plan
The Council Strategic Plan establishes clear policy outcomes to increase housing availability
on Flinders Island. The draft Structure Plan establishes a benchmark resident population of
1,200 by 2026 for sustainability purposes7.
The ABS estimated the resident population currently stands at 1,010 in 2019, which would
require an increase of 190 residents. Based on the ABS average household population
figure of 1.938 residents per dwelling, this would require an additional 99 dwellings. To meet
the identified targets and timeframe within the Strategic and Structure Plans, 16.5 additional
dwellings would need to be constructed during the period 2021 to 2026.
Further, the Structure Plan identifies a growth strategy for expanding the rural enterprise
economy to provide value adding of local produce on the island. It is understood that
7
8

P8, Structure Plan
https://profile.id.com.au/flinders-island/household-size
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housing will comprise a key attractor for this strategy, due to the land use requirements for
the types of activities and expected lifestyle demands of likely candidates. Accordingly, this
strategy is linked to the use of the Rural Living zone within the Zoning Strategy and LPS
zone maps. Little data is available to inform the dwelling demand rate for this initiative.
It is therefore assumed that one such additional dwelling would be required per year.

Regional Land Use Strategy
The Northern Tasmania Regional Land Use Strategy (RLUS) provides a strategic framework
for development across the northern region of Tasmania and provides significant recognition
of the special circumstances that apply to Flinders island and the Furneaux Group of islands.
The RLUS provides makes the following provisions for the Furneaux group at E2.2.1
Strategic Context:









Map E.1 and Table E.1 illustrate and describe the regional settlement network
(Regional Settlement Hierarchy), excluding the Furneaux Group of Islands which is
differentiated by isolation and land use conditions.
While the region can generally be categorised into a settlement and activity centre
hierarchy, this system recognises and responds to the interactions that take place
throughout the region that are not reflected in the Furneaux Group of Islands.
Due to the isolated function of the islands, the demands placed on settlement and
activity centres (and the relationship with lifestyle land use patterns) are different to
the typical functions of other levels of settlement.
As such, planning for the islands and the creation of demand to support economic
objectives for population retention and visitation is dependent on local strategy.
Whitemark is identified as a District Centre, with Lady Barron as a Rural Town9.

As a result, population and dwelling rates can be considered independently of the Treasury
and Finance dwelling projections that are reflected in the RLUS.
It is also noted that the population and dwelling projections within the RLUS are recognised
as dated within the region and in some cases, were surpassed shortly after proclamation of
the RLUS.
The draft Structure Plan and Zoning Strategy provide the local strategy identified in the
RLUS. The population projections within this paper augment those documents and inform
the zoning strategy being developed to support the LPS.
Together, these documents provide a strategic framework for increasing the permanent
population base over the life of the LPS.

Consolidated demand rate
The combination of these figures will establish the consolidated dwelling demand for the
planning period supporting the LPS.
It is noted that population projections identified a long term housing requirement for 21.25
dwellings per year across the planning period. It is expected that existing dwelling approvals
and population targets in the Strategic and Structure Plans can be accommodated in this
figure.

9

P22, RLUS
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The Flinders Island Accommodation Study identified a shortfall of 20-25 social/public
dwellings within the area and was able to confirm but not quantify requirements for private
affordable housing supply. As discussed previously, it is taken that public and private
housing shortfalls are of a similar quantity. Across the planning period, this equates to an
additional 3.15 houses per year.
This study also identified that provision should be made for second or holiday houses, in
addition to permanent dwellings. At the identified rate (32.4% of dwelling stock) this equates
to an additional 110 dwellings over the planning period, or 6.885 dwellings per year.
The Structure Plan identified growth in the Rural enterprise sector. As noted previously, the
absence of detailed information regarding this initiative suggests annual allocations must be
made, but should be somewhat conservative. As a result, one additional dwelling should be
provided for.
The combination of these factors creates a dwelling demand rate of 32.3 dwellings per year
over the planning period.
Approvals data did not identify any particular pattern or impact from the 2009 Global
Financial Crisis, which suggests that the long term patterns are unlikely to be impacted by
the Covid pandemic and subsequent economic factors. This is consistent with the previous
discussion that considered Covid impacts under population projections.
For practical purposes, it is considered appropriate to provide the entire allocation for the
planning period at the commencement of the planning scheme. This approach is preferred
to buffer potential negative impacts from any higher development rates on Flinders.

Conclusion
This paper identified an annual uptake rate of 32.3 dwellings per year, based on an 8-10
year average population growth trends combined with additional requirements to address
existing housing shortfalls and strategic initiatives.
For consistency with key strategic documents within the northern region, a period of 16
years was identified. This generates an overall requirement for an additional 516 dwellings
over the strategic planning period that supports the Local Provisions Schedule.
Dwelling types are assumed to continue along the existing trend of 80% single dwellings and
20% multiple dwellings, where allowed within the zoning regime, for the purposes of this
report.
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Attachment 1 - dwelling approvals statistics on Flinders island
Year (ending June 30)

2020-21 Jul FYTD
2019-20
2018-19
2017-18
2016-17
2015-16
2014-15
2013-14
2012-13
2011-12
2010-11
2009-10
2008-09
2007-08
2006-07
2005-06
2004-05
2003-04
2002-03
2001-02
Totals
Average
AverageA
Median
Multiple dwellings average for
actual records (2014-20)

Houses

Other

Total

1
2
4
4
3
6
9
8
7
3
17
10
2
8
12
6
10
16
11
6
145
7
9
7

0
0
4
6
0
0
4
0
0
0
0
0
0
0
0
0
0
0
0
0
14
1
5
0

1
2
8
10
3
6
13
8
7
3
17
10
2
8
12
6
10
16
11
6
159
8
10
8

2

Source: Australian Bureau of Statistics, Building Approvals, Australia (8731.0). Compiled and
presented in profile.id by .id
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Attachment 2 – population growth projections
Year (ending June 30)

Number

Change in
number

Change in
percent

Regional
TAS
change in
percent

2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016

896
881
867
849
839
809
827
845
871
900
939

-15
-14
-18
-10
-30
+18
+18
+26
+29
+39

-1.7
-1.6
-2.1
-1.2
-3.6
+2.2
+2.2
+3.1
+3.3
+4.3

+0.7
+1.0
+1.0
+0.7
+0.4
-0.3
-0.3
-0.1
-0.1
-0.5

2017

957

+18

+1.9

+0.5

2018
987
+30
+3.1
+0.8
2019
1,010
+23
+2.3
+0.9
Source: Australian Bureau of Statistics, Regional Population Growth, Australia (3218.0). Compiled
and presented in profile.id by .id , the population experts.
8 year avg
year avg
Average
+25
+3
+1.8
Projected Growth
Projections
3%
1.8%
2020
1,040
1,028
2021
1,072
1,059
2022
1,104
1,091
2023
1,137
1,124
2024
1,171
1,157
2025
1,206
1,192
2026
1,242
1,228
2027
1,279
1,265
2028
1,318
1,302
2029
1,357
1,342
2030
1,398
1,382
2031
1,440
1,423
2032
1,483
1,466
2033
1,528
1,510
2034
1,574
1,555
2035
1,621
1,602
2036
1,669
1,650
change
659
640
additional dwellings (@ 1.93ppl/dwelling)
342
332
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