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Urban land supply — policies and strategies
	Key points

· By determining the amount and location of land available for residential, commercial and industrial use, land supply and planning policies influence the type and cost of residential dwellings; and the location, size, and scale of business activities. 
· State governments use different approaches for planning urban land supply particularly with urban boundaries, activity centres and protected lands.  

· In 2009-10, Tasmania was the only jurisdiction to leave land supply and planning entirely to the discretion of individual local councils. Currently, three regional planning strategies are being prepared to guide future development.

· The level of business activity and the number of dwellings in cities can be expanded by new releases of urban land (‘greenfield); or through more intensive use of urban land that has already been developed (‘infill’).  

· Each jurisdiction has different policies for setting targets for greenfield and infill developments in their capital cities.
· Differences in the way that local governments define and apply development control instruments (such as zones) make it difficult to compare these between and within jurisdictions — even if there is a common set of zones to be applied in local plans. 

· In all jurisdictions, land management systems mostly focus on monitoring residential land; industrial land receives less attention; and commercial land receives the least. 

· Some leading practice approaches and areas for improvement in land supply include:

· jurisdictions with a strategic land use plan are less at risk of over or under allocating land to one or more uses at the state or territory level
· more broadly framed zones with functional orientation will limit the extent of rezoning required to accommodate unforeseen demand

· land management programs monitoring outcomes (such as employed in Sydney, Melbourne, Adelaide and Canberra) assist in planning future residential developments — in particular, performance indicators that trigger an adequacy review provide a strong policy setting 

· across all jurisdictions, improved monitoring of commercial and industrial land supply 
· preserving and enforcing buffer regions around active industrial areas such as ports to help ensure industrial activities are not curtailed by the encroachment of other incompatible land uses.

	


The terms of reference for this report ask the Commission to consider the planning, zoning and development assessment regulations that support ‘adequate supplies of land suitable for a range of activities’ with a view to determining best practice. 

This chapter responds to the terms of reference by examining policies and strategies relating to the planning and zoning of urban land available in the capital cities of each state and territory.  Section 4.1 explores the importance of urban land supply, more generally, and its efficient allocation across the variety of urban uses; while Section 4.2 examines the policies and strategies employed in the jurisdictions to plan the supplies of urban land in their capital cities. The leading practice insights from the analysis contained in this chapter are summarised in section 4.3. 
4.
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Economic context for land supply 
Australia covers an area of 7.7 million square kilometres (Geoscience Australia 2010) of which only 65 000 square kilometres (or less than one per cent) is covered by the state and territory capital city planning areas.
  In technical terms, raw land is not in short supply. However, in practical terms, the area of land that is economically viable for any sizable modern settlement is restricted by harsh natural environments, a dry climate, accessibility to water, household preferences for settlement locations (typically coastal) and the costs of supplying infrastructure. Planning, zoning and development assessment (DA) regulations further limit the amount of land that is available for urban use. 
The total amount of land available for urban use includes land which has previously been developed (that is, already occupied by a building or structure)
 and land which has just passed through the planning processes to become available for urban use (typically vacant land)
. As most jurisdictions first assess the amount of land required for each separate land use in order to determine the total amount of land needed for their overall urban use, the analysis in this chapter is presented in terms of the broad land uses — residential, commercial and industrial (see box 4.1). 
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 SEQ Box \* ARABIC 1
Land for urban uses

	In planning their cities, planning authorities identify areas of land for future urban use. 

Land for future urban use can be broadly characterised into residential, commercial and industrial uses. Other land use categories include land allocated to green space, public areas and facilities, schools, community centres and roads. Due to environmental constraints, some land set aside for future urban use will be unusable for any purpose (aside from conservation). 

For the purpose of this chapter, urban land use is defined:

· residential — if land use is related to private dwellings and accommodation

· commercial — if land use is related to commerce and trade (such as shopping centres, individual shops and offices)

· industrial — if land used is related to the manufacturing, assembling, processing, storage and distribution of goods and services. This can include wholesaling and some retailing of goods and may also include some activities related to primary production. This can be large scale — such as a major distribution centre for a supermarket chain or metal works or small scale, such as a motor mechanic or cabinet maker (Southern Tasmanian Councils Authority 2010a).

	Source: Southern Tasmanian Councils Authority (2010a).

	

	


An adequate supply of urban land across the broad land use categories is important for social, economic and environmental reasons. By determining the amount and location of land available for different land uses, planning policies influence the location, size, and scale of business activities; and the type and cost of residential land and dwellings.
All jurisdictions use urban footprints or boundaries to define the overall quantity of land that is available for urban use (as discussed in detail in Section 4.2). Inside the footprint or boundary, the jurisdictions employ zones and other development controls to regulate the use and development of land on a spatially defined basis (as described in Chapter 3 and analysed in detail in Section 4.2). Fundamentally, these planning strategies are used to segregate land uses which may be incompatible so that the wider community does not have to bear the cost of externalities that could otherwise be generated.  Inherently, by constraining the economic use of land, these strategies can markedly affect the relative returns on (and hence the value of) land by virtue only of differences in zoning regulations.

There are two main ways that jurisdictions can increase commercial and industrial activity or increase the number of dwellings in their cities:

· greenfield developments — which take place on new releases of urban land;

· ‘infill’ developments — which take place on urban land has already been developed.  

Typically, greenfield developments add to the stock of land in urban use; while infill developments represent an intensified, or more efficient, use of the existing stock of urban land
. While only greenfield developments add to urban land supply, both are important determinants of the amount and scale of commercial and industrial activity that can be undertaken in a city; and the amount of residential dwellings that can be built.

Issues relating to adequacy
In markets where the prices are allowed to adjust in response to demand and supply the trend in price of land will reflect the underlying changes in the demand for and supply of land. If land is in short supply relative to demand, competition among consumers will bid up the market price.  As the price rises, suppliers will seek to develop more land, or to utilise the existing supply to offer more blocks of the type that consumers are seeking. The rise in price also means that the cost will exceed the budget constraints for some potential purchasers, dampening demand growth.  In most markets, the price mechanism operates to close a shortage by both increasing the quantity supplied and decreasing the quantity demanded.

If supply is unable to respond to rising demand, the impact on prices can be substantial. The impact on price is greater where a substantial share of potential purchasers are not highly sensitive to price.

The supply of urban land for different land uses is not fixed – it is possible for new and existing land to be rezoned for a different use. However, because developable land is non-renewable, unique, slow to produce, and highly regulated, urban land supply tends to respond very slowly to changing market conditions. 

If the supply of developable land is constrained (whether greenfield or infill) then the supply of property in commercial, industrial and housing markets is essentially fixed.  The only way that the market can respond to any increases in demand is for prices of existing property to rise.  

Some economic models of property markets focus on the adequacy of long term supply with respect to underlying demand. Underlying demand is estimated based on the expected ratio of land required relative to population, industrial activity, and other factors that affect land use. For example, in the residential property market, underlying demand is mostly driven by population (including migration) and assumptions about the number of people in each household (see chapter 5). It is different to ‘effective demand’ that is actually expressed in the market based on willingness and ability to pay. In addition to underlying factors such as demography and income, effective demand is also influenced by prices, the availability of finance, and changes in government policy settings such as first home owner assistance.

Rising prices, by affecting budget constraints and choices among alternatives, will eliminate a gap between the supply of property and effective demand. However, rising prices will not necessarily eliminate a gap between the supply of property and underlying demand which is determined by longer term structural factors. In particular, this gap will persist if the supply of property is subject to regulatory planning constraints and/or planning delays on urban land supply. This issue, which can be generalised to all property markets, is analysed with respect to residential property in box 4.3.  

In the long run, higher prices change the fundamental ratios between the structural factors and land use. For example, residential population density rises as the average block size falls. The number of adult children remaining at home longer might be increasing the average household size. Factories and retailers, if allowed to use floor space more efficiently, can increase the ratio of production and sales to floor space. Behaviour adjusts to permanently higher prices and this is then reflected in the estimates of underlying demand. 

In the short term, there is an additional issue for effective demand. The return on land comes from its use value to the purchaser and the expected capital gain. While this should be based on the use value to future purchasers, bubbles are common in property markets. This arises because of a disconnect between the price and the use value of the land, and prices rise on the expectations of capital gains which are generated by the observed rise in price. This leads to self-fulfilling behaviour – the faster the price rise the greater the expected capital gain and hence the willingness to pay more for the land. The bubble will last as long as financiers are willing to lend against the collateral of the land based on the expected future price. The bubble bursts when credit dries up, and prices fall leading to a vicious cycle of falling prices, foreclosure if the purchaser cannot service their debt, and as banks seek to sell these properties this puts further downward pressure on prices.
Unless the supply side constraints of a property shortfall are addressed — of which adequacy of urban land is an important determinant — there will be implications for the availability and affordability of urban property. 

The supply of urban land and its impact on affordability has been raised as an issue by households and business (for example, subs. 28, 31, 32, 41, 53, and 59; Campion 2010a and Colebatch 2010).

If the land that is available for residential use declines relative to the number of people seeking accommodation (for example, due to increases in population and limitations on the responsiveness of residential land supply), there will be an excess demand for existing dwellings and the price of houses (and rents) will tend to increase. Rising prices limits the range of viable housing alternatives for some people; and puts considerable budgetary stress on others. Some people will opt for less preferred housing options such as smaller and/or lower quality dwellings and shared accommodation (including with family and ‘sofa surfing’). A deterioration in housing affordability will typically increase the demand for community housing and the associated cost to governments of supporting such programs. 

At the same time, it is noted that the supply of land is only one of a number of complex factors affecting housing affordability. In particular, there are also demand side factors which affect house prices. In the Inquiry into First Home Ownership (2004), the Commission found that, while increases in house prices could be moderated through improved land releases and planning approval processes, the increases were also attributed to rising housing demand due to cheaper, more accessible, finance, and policies such as the exemption of the family home in the pension asset test which reduced the incentives for downsizing by older people.
The Local Government Association of Queensland (2010) has also found other significant influences on house prices in South East Queensland (see box 4.2).
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Other factors affecting real median house prices 

	Modelling by the Local Government Association of Queensland (2010) found that, on average, a 1 per cent increase in the:

· All Ordinaries Index resulted in a 0.25 per cent decrease in real median house prices

· real interest rate resulted in a 0.07 per cent decrease in real median house prices

· unemployment rate resulted in a 0.44 per cent decrease in real median house prices

· Consumer Price Index resulted in a 0.79 per cent increase in real median house prices.
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	Box 4.3
The effect of an increase in underlying demand given regulatory constraints on land supply


	While the market mechanism has eliminated excess effective demand, the housing gap between the supply of housing and underlying demand is persistent and now much larger. 

It is important to note that effective demand may increase due to factors other than population and household demographics (for example, as a result of, say, bank lending policies) leading to an increase in house prices while underlying demand remains unchanged.

	


As with residential land, a shortage in the supply of land for commercial or industrial uses, relative to demand, is likely to increase prices of (or rents on) existing properties. This, in turn, raises the costs (including opportunity costs) of doing business either through increased borrowing costs or rents. Issues of affordability can affect both the level and range of business activities in a region. An increase in business costs not only limits the viability of investment for incumbent firms but also adversely affects the entry of new firms in a market. 
Further, a limited supply can restrict choices for existing businesses to expand within an existing market or move into new and emerging markets, and for new businesses to enter either an existing or emerging market. For example, Aldi (sub. 11) identifies a shortage of appropriately zoned land as the primary inhibitor on its growth in Australia. 

Issues relating to location
Decisions on land supply made in the present can have substantial implications for planning decisions and development activity in the future. For example, a past planning decision to allow a large number of multi-hectare blocks on the (then) fringe of Greater Sydney has created substantial difficulties for modern day developers seeking to assemble land for a development site (Applied Economics 2010). 

As the Urban Taskforce (sub 59) states:

In any given region — even without zoning restrictions — there are likely to be few suitable sites ripe for large scale residential, retail or commercial development. (p.8)

Hence, getting the planning decisions ‘right’ for land supply takes on even greater importance.
As noted above, the jurisdictions can choose to increase the stock of commercial, industrial, and residential properties in their cities through greenfield development (additions to the stock of urban land supply) or through infill (more intensified use of existing stock urban land).  The issues relating to infill development more generally, and how it affects the supply of housing (as distinct from the supply of land), are discussed in some detail in the National Housing Supply Council’s 2nd State of Supply Report and summarised in box 4.4. 
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Adding to house supply through infill development

	There is a trend towards higher density living in Australia that has been driven by a number of factors, including: 

· changing housing preferences (for example, more people are seeking to live and work in central business districts)

· limited supply of new land in existing suburbs and space constraints

· increasing land values in existing suburbs

· state and local government planning frameworks that encourage densification and infill development.

Against this trend are a number of barriers to additions to the stock of housing through infill development. These barriers include:

· higher construction costs in most jurisdictions for medium- and high-density dwellings when compared to detached dwellings 

· difficulties in aggregating and preparing land for construction

· difficulties in securing development finance

· lengthy and sometimes uncertain planning and development assessment processes

· delays in securing legal title for flats, units or apartments

· community opposition to infill and to medium- to high-density dwellings.

The National Housing Supply Council found that state and territory governments have a range of options available to them to encourage infill development, including: reforming planning laws and development assessment processes (especially as they apply in areas already developed) and using government-owned land and development agencies to facilitate development.

	Source:  NHSC (2010).

	

	


In most markets, a shortage in supply leading to rising prices will increase the quantity of output. In the market for developable land, however, as prices rise, there is a tendency for developed land to be used more intensively through infill development particularly given the regulatory constraints and the extended timeframes required to introduce new supply. Hence, the centres of cities usually have higher population densities, taller office blocks and more closely packed shops than occurs on the edge of a city. Often, requests for increased supply, in areas that are already in high demand, are often actually calls for changes to zones and building requirements so that the fixed supply of land can be used even more intensively in areas where households and business would prefer to locate. 
For developers, infill can be the most cost effective way of developing land.  While there are infrastructure costs associated with overall infill developments (for example, over passes and tunnels), it is less likely that developers will bear this cost entirely. In contrast, the cost of providing infrastructure to geographically dispersed settlements where existing infrastructure is minimal can provide a disincentive to private development. 

In terms of increasing urban land supply, the location of newly released land is as important as the physical quantities of available land.  If new land is released in locations, or for uses, that are not in demand, then it is unlikely to be developed.  If it is developed, it is unlikely to alleviate those supply pressures in the market which are affecting affordability and/or restraining economic activity.

In Britain in the 1980s, developers and planning authorities were at odds over land supply — the local planning authorities claimed that there was more than sufficient land available while builders and developers were arguing for approvals for the release of more land. Eventually, they agreed that there was no shortage of land for development, but that the land available for development was not in the areas sought by builders and developers (Evans 2004). 

The dilemmas associated with increasing land supply in locations with the highest demand have also been identified in the Australian context. For example:

There is a shortage of available development sites and land for housing in areas of Sydney where most households most want to live (Applied Economics 2010, p. 5)

Claims that there is insufficient land supply in Queensland are not correct; however research suggests that escalating housing prices may be a result of supply being located in areas not currently in market demand (Local Government Association of Queensland, sub. 29, p. ii). 
The National Housing Supply Council (2010) has modelled the gap between underlying demand and supply for residential property.  In some instances, this modelling has shown a shortage in the stock of dwellings for a city based on estimates of underlying demand while there is a glut of unsold units and high rental vacancy rates – as developers have yet to adjust their prices to what people are willing and able to pay.
 

Equally, increasing supplies of land for retail businesses, particularly in locations outside of city centres, can reduce rents but also draw businesses away from existing city centres giving rise to the problem of ‘dead centres’ (the implications of land supply on competition and city centres are discussed in chapter 8). 

Unbounded expansion of cities and towns can impact upon the natural environment in some areas and, in other areas, can impinge on prime agricultural land. Such matters form an important consideration for policy makers seeking to determine an ‘adequate supply of land’ for different uses, as do the costs (and inefficiency) of providing infrastructure across such large areas.
Other issues

There are factors outside the planning system that can have a significant effect on the supply of land for different uses. For example:

· environmental factors (for example, soil contamination from past uses) and natural features (for example, flood plains, soil instability) which make development either extremely difficult or impossible

· the attachment of owners to their land (particularly their homes and farms) which lifts the reservation price of this land above that at which development is economically viable

· non-planning regulations, such as restrictions on retail trading hours,
 which limits the use of land or renders its zoned use unviable (Western Australian Local Government Association, sub. 41) 

· volatility in financial markets — most significantly, the recent global financial crisis — which restricts the ability of developers to secure finance and their  ability to undertake developments (including land supply projects) (Council of Capital City Lord Mayors, sub. 31) 

· for example, in December 2010, the Commonwealth Bank said it will not be funding any new development projects on Queensland’s Gold Coast (Cranston 2010)

· conveyance duties, subsidies to first-home buyers, negative gearing and ending land tax exemptions for owner-occupied housings have been identified by the Organisation for Economic Co-operation and Development as areas that could be reformed to ‘boost housing supply’ (OECD 2010). 

Some of these external factors can affect market forces and influence economic behaviour. They can have an impact on both the supply and development of urban land. However, to retain a focus on the relevant regulatory frameworks, this chapter considers these external factors only to the extent that they are specifically addressed by the planning systems across the jurisdictions.

4.2
Planning for adequate supplies of land

For most of the capital cities, the state, territory and local governments have responsibility for the planning strategies and policies in relation to urban land supply and use.  The role and effect of the Commonwealth Government in planning policy is discussed in detail in Chapter 12.  

In general, the state and territory governments outline strategic land use plans which provide broad planning policy directions to deliver a range of economic, social, and environmental outcomes.  The local government must have regard to these state and territory plans in the preparation of their more detailed local plans which contain the development controls which form the statutory basis for assessment of development applications.

As identified in chapter 3, all capital cities except for Hobart and Darwin have a strategic land use plan.
· While Territory 2030 is a broad strategic plan, there are no metropolitan spatial plans for Darwin.

· In Tasmania, the land use planning and land supply process is managed by individual local councils at their discretion.
 

As judged from the state or national perspective, in jurisdictions without a strategic land use plan  — and, in particular, where planning and land supply processes are managed only by local councils — there is an increased risk that:

· there will be an over allocation of land to one or more specific uses (residential, commercial or industrial) when the multiple land allocations of all councils is aggregated

· there will be an under allocation of land to one or more specific uses where the returns to an individual council do not justify development, even though net benefits of such land allocations would accrue to the broader community 

· developments take place in sub-optimal locations, due to either a more streamlined application process in a given council (and hence lower development transaction costs) or insufficient land being made available in areas better suited to a given land use (Concept Economics 2008). 
Strategic land use plans

For each jurisdiction, the strategic land use plans of their capital city will typically set out:

· the broad objectives that underpin the land use plan (for example, the number of additional dwellings to be provided, the areas of green space to be conserved and so on)

· the issues driving the broad objectives of the plans (for example, current population trends and forecast population growth)

· challenges that the planning system may need to overcome to achieve the plans’ objectives (for example, constraints imposed by the geography of the city and environmental concerns)

· high level strategies for achieving the plans’ objectives

· the next major settlement areas and the areas that will be subject to urban intensification.

Considerations and objectives of the strategic land use plans

The objectives and strategies provided in each jurisdiction’s strategic land use plan  are used to inform the planning policies and land use plans of local governments. In particular, they determine the aggregate amount of new land that will be added to the city; the proportions in which it will be allocated to different uses; and the rezoning and other measures that will be applied in order to improve the usage of existing land.

In line with differences in the nature of the capital cities, the objectives, issues and challenges outlined in each jurisdictions’ respective strategic land use plan can vary significantly. Key differences include the overall land areas being planned; the current and forecast population levels; and the number of dwellings that will be required to house the cities’ future populations (see table 
4.1). 

All of the strategic land use plans of the capital cities are based on forecasts of future population. These forecasts typically concentrate on the resident population and do not include the number of visitors to each of the capital cities. This means that land use planning can underestimate the number of people in the cities at any given time, and thus underestimate the need for certain types of land, including land for short stay accommodation and tourism facilities (Tourism and Transport Forum, sub. 50).

The strategic land use plans also tend to be strongly focused on residential land supply (City of Onkaparinga (Council), sub. 52). All six jurisdictions with city plans include dwelling targets in those plans (see table 
4.1). 

Unlike employment targets, the dwelling targets in the strategic land use plans are not closely aligned with — and generally exceed — population growth. For example, while SEQ is forecasting its population to grow by 57 per cent by 2031, it is targeting an increase in the number of dwellings of around 67 per cent. Similarly, Sydney is targeting a 40 per cent increase in the number of dwellings by 2031 against a forecast increase in its population of 24 per cent.
  Some of the disparity between forecast population growth and the targeted number of dwellings is explained by differences in the assumptions of the jurisdictions regarding household structures (for example, in table 
4.1, the number of people living in each dwelling) which are themselves informed by demographic differences across the cities. 
Differences in the jurisdictions’ dwellings targets also reflects the diversity in housing requirements across cities. For example, accommodation for those aged over 65 is a matter for consideration in the Adelaide plan reflecting the higher than (national) average age of Adelaide residents; while consideration of how to accommodate the increase in demand expected from ‘younger people’ for housing in inner city locations is an issue covered in the Perth plan. More generally, changing household structures and preferences present a challenge to planners to provide a diverse mix of housing types and densities including detached housing, high density dwellings (such as townhouses, mid-to-high rise apartments and flats), villas and less dense forms of multi-unit housing.

Table 4.
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Summary details from dedicated strategic land use plans

	
	Syda
	Melb
	SEQc
	Perd
	Adele
	Hob
	Canf
	Darg

	Date created
	Dec 2005
	Oct 2002/   
Dec 2008h
	Jul 2009
	Aug 2010
	Feb 2010
	No plan
	Mar 2004
	No plang

	Population (at time of plan)
	4 200 000
	3 500 000iu
	2 827 000
	1 650 000u
	1 300 000
	naj
	376 000k
	npl

	Forecast population
	5 300 000 
(2031)
	5 000 000m (2030)   
	4 430 000 (2031)
	2 200 000u (2031)
	1 850 000 (2036)
	na
	465 000n
(2032)  
	np

	Annualised forecast rate of population growth (% per annum)
	0.90
	1.28
	2.06
	1.38
	1.37
	–
	0.76
	–

	Land area covered by constituent local councils (km2)
	12 138
	8 824
	22 890
	7 261
	9 050
	6 150
	nao
	3 079

	Number of dwellings
	1 600 000u
	np
	1 124 200
	684 000
	546 000p
	na
	114 800q
	np

	Target number of new dwellings
	640 000
(2031)
	620 000i
(2031) 
	754 000
(2031)
	328 000
(2031)
	258 000
	na
	60 200u
(2032) 
	np

	Number of jobs (at time of plan)
	2 000 000u
	1 860 000m
	n.p
	640 000
	627 200u
	na
	np
	np

	Target number of new jobs
	500 000
(2031)
	1 140 000m
(2036)   
	n.p
	353 000
(2031)
	282 000
(2036)
	na
	np
	np

	Average household size at time of plan (people per dwelling)
	2.65
	2.60
	2.51r
	np
	2.38
	na
	2.60s
	np

	Forecast average household size (people per dwelling)
	2.36
(2031)
	2.25
(2030)
	2.36r
(2031) 
	np
	2.30
(2036)
	na
	2.20s
(2036)  
	np

	Number of local council areas
	43
	31
	11
	31
	26t
	7
	na
	3


na not applicable. np not provided in plan. a City of Cities: A Plan for Sydney’s Future. In December 2010, the New South Wales Government released the Metropolitan Plan for Sydney 2036. which provides updated data to that presented in this table. However, City of Cities: A Plan for Sydney’s Future remains the relevant planning document for the benchmarking period of 2009-10. b  This is based on Melbourne 2030 and Melbourne @ 5million (Melbourne 2030: A Planning Update) which were current planning policy in the benchmarking period. With the change of government in 2010, Victoria is developing a new outcomes based metropolitan planning strategy.  c SEQ Regional Plan 2009–2031. d Directions 2031. e 30-year Plan for Greater Adelaide. f The Canberra Spatial Plan. g While Territory 2030 is a broad strategic plan, there are no metropolitan spatial plans for Darwin. h Melbourne 2030 was released in October 2002, while Melbourne @ 5million was released in December 2008. i From Melbourne 2030. j The combined population of the constituent local councils in 2009 was approximately 219 000 people. k Includes Queanbeyan. l The combined population of the constituent local councils in 2009 was approximately 124 000 people. m From Melbourne @ 5million. n Includes Queanbeyan and is the mid point of the range of estimates — 430 000 to 500 000 people. o The majority of development is to be contained within a 15 kilometre radius of the city centre. The entire ACT (not just the metropolitan area) covers approximately 2 400 km2. p Commission estimate based on estimates of population and dwelling requirements per thousand people. q Refers to the number of occupied dwellings as at August 2001. r Productivity Commission calculations. s Excluded Queanbeyan. t Excludes Murray Bridge which lies outside the area designated as Greater Adelaide. u Approximate figure.
Sources: ACTPLA (2004); Department of Infrastructure (Vic) (2002); Department of Infrastructure and Planning (Qld) (2010b); Department of Infrastructure and Planning (Qld) (2010c); Department of Planning (NSW) (2005); Department of Planning (WA) (2009b); Department of Planning (WA) (2010a); Department of Planning and Community Development (Vic) (2008); Department of Planning and Local Government (SA) (2010a); ABS (2010 unpublished). 
In contrast, only four jurisdictions include employment targets in the strategic plans for their cities. Further, only some of these jurisdictions plan the location of ‘employment land’ with consideration to its proximity to (and accessibility from) residential areas.
 The Sydney plan, which includes a ‘jobs to population ratio’ as a key planning consideration, is one plan that includes a more balanced focus across a range of land uses (PC State and Territory Planning Agency Survey 2010 (unpublished)).
 Western Australia uses employment targets at the sub‑regional level to inform land use decisions and is in the process of developing a metropolitan‑wide employment strategy.
Planning strategies 

Those jurisdictions with strategic land use plans (that is, excluding Tasmania and Darwin) also employ a number of planning strategies to manage the supply and development of urban land in line with the objectives and challenges that have been identified (see table 
4.22). These include:

· urban growth boundaries or footprints

· centres policies

· transit oriented development

· protected areas.
These planning strategies provide scope for the jurisdictions to manage or facilitate changes that might be required in the future with changes in population levels, demography and household preferences.

Urban growth boundaries and footprints

Urban growth footprints and boundaries are designed to restrict urban development to designated areas. In general, the jurisdictions’ city plans define urban growth footprints or boundaries. The size of the overall planning areas for each capital city — provided in table 4.1 — provides a rough guide to the various urban footprints or boundaries across the cities.
  

The city plans for Sydney,
 South East Queensland, Perth and Adelaide
 define ‘urban footprints’. These are notionally defined and serve to guide the limits on urban development outside of the various activity centres and designated growth areas detailed in their respective plans.  
In some jurisdictions, the urban boundaries or footprints have statutory backing.  Melbourne’s Urban Growth Boundary can only be amended by an Act of Parliament. Canberra’s urban boundary can be adjusted through an amendment to the National Capital Plan (which is subject to disallowance by the Federal Parliament). There are regulatory provisions associated with the South East Queensland Regional Plan that effectively prevent urban development outside of the Urban Footprint.

In the strategic land use plans, the jurisdictions use different approaches to define their urban boundaries or footprints. For example, SEQ’s plan consists of a network of urban footprints across its various regions and districts. In contrast, Adelaide’s plan comprises a single footprint which outlines the greater metropolitan area; while Canberra’s Spatial Plan aims to locate 50 per cent of development within a 7.5 kilometre radius of the city centre and contain the balance of growth to within 15 kilometres of the city centre.

Urban growth footprints and boundaries effectively set the total amount of land that is available for urban uses within each city — although this supply can be augmented by land available in satellite towns connected to the city via public transport networks (Buxton and Taylor 2009).
 The other planning strategies within the strategic land use plans affect the amount of land that will be allocated to different uses, and the location of that land, rather than the total amount. 

In its Inquiry into First Home Ownership, the Productivity Commission (2004) found that urban growth boundaries were likely to increase the scarcity value of land. At the same time, this Inquiry also found that that this effect may have been over estimated; depended on the scope to increase housing density; and could be moderated by improving land release and planning approval processes.

Table 4.

 SEQ Table \* ARABIC 2
Planning strategies, June 2010a
	
	Sydb
	Mel
	SEQ
	Per
	Adel
	Can

	Urban growth boundaryc 
	(d
	(
	(
	(
	(
	(e

	Urban footprintf
	(
	(g
	(o
	(
	(h
	(

	Centres policy
	(
	(
	(
	(
	(
	(

	Transit oriented developmenti
	(
	(
	(
	(
	(
	(

	Protected areasj
	(k
	(l
	(m
	(n
	(k
	(


a Hobart has been excluded from the table as there is no strategic land use plan  for the city; and Darwin has been excluded as there are no metropolitan spatial plans for Darwin in Territory 2030. b Table data relate to the City of Cities: A Plan for Sydney’s Future which was released in 2005 and was the relevant planning document for 2009-10. The Metropolitan Plan for Sydney 2036 was released in 2010 and contains similar strategies to those to be employed under City of Cities: A Plan for Sydney’s Future. c Urban growth boundaries set binding limits to urban growth that prohibit urban development outside the area enclosed by the boundary. d  The Metropolitan Plan identifies the existing urban area, identifies the North West and South West Growth Centres as the principal locations for new Greenfield development, and sets in place a process, through the Metropolitan Development Program, for approving the release of any additional greenfield land for urban purposes.e The National Capital Plan specifies an Urban Growth Boundary for Canberra. f Urban footprints identify the amount and location of land necessary for urban uses and seek to limit development to those areas. g Victoria now requires all local councils with major activities areas to fully define the boundaries of those areas so as to provide certainty on exactly where development and urban change can occur. h Previously known and referred to as the ‘Urban Growth Boundary for metropolitan Adelaide’. i Including development along transit corridors. jIncludes green space, conservation areas and, in some jurisdictions, rural uses. Excludes National Parks and State Parks. k Rather than listing specific areas for protection in their strategic land use plans, Sydney and Adelaide limit development to defined areas. l Green wedges. m Conversation area, biodiversity and habitat corridors. n Bush Forever program. o There are State Planning Regulatory Provisions associated with the SEQ Regional Plan that effectively prevent urban development outside the Urban Footprint unless there is an over riding community need demonstrated.
Sources:  ACTPLA (2004); Department of Infrastructure (Vic) (2002); Department of Infrastructure and Planning (Qld) (2010b); Department of Infrastructure and Planning (Qld) (2010c); Department of Planning (NSW) (2005); Department of Planning (WA) (2009b); Department of Planning (WA) (2010a); Department of Planning and Community Development (Vic) (2008); Department of Planning and Local Government (SA) (2010a); NHSC (2010); Victorian Government; pers. comm., 19 January 2011.

In defining its Urban Growth Boundary, Melbourne automatically zones most land within the Boundary for urban use. In contrast to an urban growth footprint, an urban growth boundary unequivocally defines land on the fringes of cities that can, or cannot, be developed for urban use.  In this way, the boundary removes planning delays associated with discretionary local council decisions about whether or not such land is available for development.  In conjunction with broader definitions of zones and other developmental controls (discussed in more detail below), an urban boundary is likely to improve time frames associated with some of the current sources of delays in planning approvals processes in most jurisdictions. Issues relating to urban growth footprints and boundaries are also considered in Chapter 5.
Centres policies

Centres policies are designed to create areas — commonly referred to as ‘activity centres’ — that will attract and support large numbers of people for a variety of purposes including employment; retail/shopping; communities services (such as health and professional services, government services and education facilities); and social activities.
  These policies have an effect on the allocation of land for different uses in cities and their placement. 

The planning rationale for activity centres is outlined in box 
4.4. The competition issues which relate to centres policies are discussed in chapter 8.
o not delete this return as it gives space between the box and what precedes it.
	Box 4.5
Planning rationale of activity centres

	Part of the rationale for locating so many activities in centres is to improve the accessibility, productivity and the efficient use of infrastructure — particularly public transport. Activity centres are intended to decrease car travel by providing a single destination to meet the majority of most people’s everyday needs. Activities that may be located in centres typically include a range of residential, retail, commercial, government, educational, research and/or social activities.

All jurisdictions with a strategic land use plan  have activity centres policy provisions of some kind (table 4.2) — either as stand alone policy documents or as a part of their strategic plan (see chapter 3 for details). These policies encourage the location of particular activities in a designated hierarchy of ‘activity centres’; and discourage, to varying degrees, ‘out-of-centre’ developments (usually of commercial activities). 

The New South Wales’ Metropolitan Strategy describes centres as ‘encouraging collaboration, healthy competition and innovation amongst businesses from clustering ...’ (City of Sydney (Council), sub. 15, p.3). 

Activity centres are also endorsed by business groups. According to the Shopping Centre Council of Australia (sub. 43):

‘activity centres policies that promote commercial and retail developments to co-locate within identified activity centres (such as regional, town and village centres) should remain the cornerstone of orderly and proper planning and must be maintained’ (p.3).

	

	


The effectiveness of activity centres depends on their number, type, location, distribution and accessibility. 

The location and types of activity centres in cities are not only important to users— in particular, in terms of travelling distance and ease of access — but also in terms of their contribution to meeting the objectives and challenges outlined in the cities’ strategic land use plans. For example, the absence of centres in proximity to new residential developments can result in extended commuting times for residents in those centres to get to work, shops and/or essential services. Alternatively, locating centres in remote areas or away from public transport can create difficulties for businesses in those centres to attract employees and customers. 

Most jurisdictions encourage particular commercial activities to locate within a designated hierarchy of activity centres (provided in tables 
4.3 and 
4.4) or within specialised centres.
 While locating commercial activities outside of these centres is discouraged to varying degrees, ‘out of centre’ developments have been an increasing occurrence since the 1990s. In particular, there has been an increasing incidence of bulky goods retailers locating in industrial areas with access to main roads.

There are different parameters defining each jurisdiction’s hierarchy of centres. Compared to other jurisdictions, New South Wales land use zones which can be applied in different levels of centres can be quite prescriptive and this, consequently, affects the nature of activities located in these centres.  In other jurisdictions, such as South Australia, the centres hierarchy is presented more as a general framework rather than a set of prescriptive requirements. 
Prescriptive requirements for the activity centres can limit the availability of sites in those centres for different business uses. For example, local centres may exclude the operation of large grocery retailers if their products  are deemed to provide for the weekly rather than ‘day-to-day’ needs of a local residents (see table 
4.3); and specialised retailers if their products are deemed to be consumed irregularly rather than day-to-day. Chapter 8 provides further examples of how the definitions applied to the different levels of centres can impact upon the allowable land uses within those centres. 

New South Wales is unique among the jurisdictions in having two designated ‘city centres’ (Sydney Central Business District and North Sydney) in its capital city — all other jurisdictions have only one such centre. 

Table 4.

 SEQ Table \* ARABIC 3
Centres hierarchies by jurisdiction

	
	City centres
	Major regional centres
	District centres
	Suburban centres
	Local centres
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	Syda
	· Global Sydney (Sydney CBD and North Sydney)
	· Regional Cities 
(eg Parramatta)

· Major centres 
(eg Bondi Junction)
	· Town Centres 
	· Neighbourhood Centres
· Villages

	Melb
	· Central Activities District (Melbourne CBD)
	· Principal Activity Centres (eg Doncaster Hill)
	· Major Activity Centres 
(eg Mount Waverley)
	· Neighbourhood Activity Centres
	· Local centresh

	SEQc
	· Primary Activity Centre / City Centre 
(Brisbane CBD)
	· Principal Regional Activity Centre 
(eg Robina)
	· Major Regional Activity Centre (eg Toowong)
	· Suburban Centres
	· Convenience Centres

	Perd
	· CBD / Perth Central Area (Perth CBD)
	· Strategic Metropolitan Centres (eg Rockingham)
	· Secondary centres 
(eg Subiaco)
	· District Centres 
	· Neighbourhood Centres

	Adele
	· Capital City 
(Adelaide CBD)
	· Regional Centres 
(eg Elizabeth)
	· Major Districts 
(eg Glenelg) 

· District Centres 
(eg Norwood)
	· Neighbourhood Centres
	· Local Centres

	Canf
	· CBD / Civic 
(Canberra CBD)
	
	· Town Centres 
(eg Belconnen)
	· Group Centres
	· Local Centres

	Proposed:
	
	
	
	

	Hobg
	· Primary activity centre
	· Principal activity centre
	· Major activity centre
	· Minor centre

· Neighbourhood town centre
	· Local strip/village


a Sydney City of Cities: A Plan for Sydney’s Future. b
Melbourne 2030 was current in benchmarking period.  The current government has indicated that centres hierarchies will be reviewed as part of the development of a new outcomes based metropolitan strategy.c SEQ Regional Plan 2009-2031 and Brisbane City Plan 2000. d Directions 2031 and Activity Centres for Perth and Peel 2010. This table does not show WAs classification of Primary centres. e 30-year Plan for Greater Adelaide. f The Canberra Spatial Plan. g Proposed Regional Land Use Strategy for Southern Tasmania. h Defined in Victoria’s Precinct Structure Plans for growth areas (GAA 2009). 

Sources: ACTPLA (2004); Activity Centres for Perth and Peel 2010; Brisbane City Plan 2000;  Department of Infrastructure (Vic) (2002); Department of Infrastructure and Planning (Qld) (2010b); Department of Infrastructure and Planning (Qld) (2010c); Department of Planning (NSW) (2005); Department of Planning (WA) (2009b); Department of Planning (WA) (2010a); Department of Planning and Community Development (Vic) (2008); Department of Planning and Local Government (SA) (2010a); Southern Tasmanian Councils Authority (2010); GAA (2009); Victorian Government, pers. comm., 19 January 2011.

Table 4.

 SEQ Table \* ARABIC 4
Number of each centre type (by jurisdiction)

	Broad category of centre 
	Description
	Syda
	Melb
	SEQc
	Perd
	Adele
	Canf

	City centres


	Primary centre for finance, law, education, health, arts, tourism, specialised and high end retail. Preferred location for land uses of state, national and international significance. Major employment area and transport hub. City, and even state, wide catchment.
	2
	1
	1
	1g
	1
	1

	Major regional centres


	A ‘strategic centre’ providing a wide range of retail, commercial, administrative, entertainment, recreation and regional community facilities. Key employment area and transport hub. Catchment drawn from a significant part of the city.
	16
	25
	14
	10
	6
	na

	District centres


	Centre for  a range of retail, commercial services, office and community facilities.
	62
	79
	28
	19
	9
	4

	Suburban centres


	Centre for sourcing weekly needs and certain personal services. Catchment of local and nearby suburbs.
	>900
	>900
	nav
	71
	nav
	17

	Local centres
	Centre for meeting the day-to-day needs of those in the suburb.
	
	
	nav
	nav
	nav
	75


na not applicable. nav not available. a Sydney City of Cities: A Plan for Sydney’s Future. b This is based on Melbourne 2030 which was current in the benchmarking period.  It is noted that, with the subsequent change of government, Victoria has committed to the development of a new outcomes based metropolitan strategy and centres hierarchies for Melbourne will be reviewed as part of this process. c SEQ Regional Plan 2009-2031 and Brisbane City Plan 2000. d Directions 2031 and Activity Centres for Perth and Peel 2010. Count of centres includes emerging centres. e 30-year Plan for Greater Adelaide. f The Canberra Spatial Plan. g Perth CBD, although listed in Activity Centres for Perth and Peel 2010 as Perth, Northbridge, West Perth and East Perth. 

Sources: ACTPLA (2004); Activity Centres for Perth and Peel 2010; Brisbane City Plan 2000;  Department of Infrastructure (Vic) (2002); Department of Infrastructure and Planning (Qld) (2010b); Department of Infrastructure and Planning (Qld) (2010c); Department of Planning (NSW) (2005); Department of Planning (WA) (2009b); Department of Planning (WA) (2010a); Department of Planning and Community Development (Vic) (2008); Department of Planning and Local Government (SA) (2010a); Martin Stone Pty Limited (2009); Southern Tasmanian Councils Authority (2010b).

The approximate number of people serviced by each major regional centre is provided in figure 4.1. 

Figure 4.

 SEQ Figure \* ARABIC 1
Number of people per major regional centrea
’000 people per major regional centre
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a(The table excludes Canberra as there are no major regional centres (as defined in table 
4.4) in the ACT (Canberra does have other higher and lower order centres).

Data sources: tables 
4.1 and 
4.3.

In Sydney, each major regional centre services over 250 000 people,
 whereas, in Melbourne,  there is one major regional centre for approximately every 140 000 people. By comparison, the ratio is one major regional centre for approximately every 200 000 people in SEQ; 165 000 people in Perth; and 215 000 in Adelaide.

Compared to the other capital cities (as identified in figure 4.1), each major regional centre in Melbourne services significantly fewer people. In combination with its more compact planning area, this suggests a greater ease of access to these centres. In the same comparison, each major regional centre in Sydney services significantly more people. Since the number of customers is an important driver in the demand for land (and floor space) for commercial uses, this suggests a shortage of major regional centres in Sydney compared to the other capital cities. 

In their submission, Woolworths (sub. 62) describes the impact of this shortage:

[The] limited availability of retail floor space in Sydney means that the retailers with stores in Sydney often experience greater customer numbers in store with consequent impact on convenience, amenity and customer experience. In practical terms, this means that customers in the Sydney Metropolitan Region are more likely to experience congested carparks, traffic jams in and around retail precincts, longer queues at checkouts and more crowded retail outlets than those elsewhere in Australia. (p. 8)

Provision of local centres is discussed in more detail in Chapter 8.
Transit oriented development

Transit oriented development strategies place an emphasis on development near public transport nodes and terminals, while transit corridor development strategies focus development along public transport corridors. Each capital city with a dedicated strategic land use plan  has a transit oriented strategy or a transit corridor strategy (or both). In all cities, these strategies support infill development; and in some jurisdictions, they also support a centres policy (Shopping Centre Council of Australia, sub. 43). Melbourne and Adelaide’s transit oriented development strategies are designed explicitly to support a growing population while maintaining the character of the majority of existing suburban neighbourhoods.

Transit oriented/corridor development strategies have their challenges. As noted in the Sydney plan, these include maintaining the status of corridors as employment locations while using their potential for additional housing and achieving high amenity outcomes in corridors where traffic volumes are significant. In this context, however, transit oriented/development strategies are another way that jurisdictions can plan and manage change in order to reduce planning pressures in the future resulting from expansions in the  population, changing demographics, and increasing competition for scarce resources. 

In line with differences in each jurisdiction’s objectives and challenges as identified in their strategic land use plans, there are differences in each jurisdiction’s approach to transit oriented development. In particular:

· Sydney aims to have 80 per cent of new housing built within the ‘walking catchments’ of existing and planned centres of all sizes with good public transport

· before the change of state government in 2010, Melbourne aimed to place higher density mixed-use development around key transport nodes serviced by fast rail

· SEQ aims to locate high density residential and professional services land uses generating high demand for public transport within 400–800 metres (or 10 minute walk) of a bus stop or train station in its transit corridors; and include a walking and cycle-friendly ‘core’ to access rail and/or bus service.

Protected areas
Each of the jurisdiction’s strategic land use plans recognises the importance of retaining areas of land for conservation of natural environments and for agricultural use. Aside from ecological considerations, these areas can provide substantial community amenity.

Melbourne, SEQ and Perth use the most active approach to defining protected areas.  These jurisdictions explicitly set aside ‘protected areas’ in their strategic land use plans. As indicated in table 4.2, Sydney and Adelaide do not explicitly define protected areas in their plans.  In contrast, these jurisdictions employ a more passive approach and preserve protected areas by containing development to defined areas. Canberra employs a mix of approaches — containing development to preserve protected areas
 and setting aside land under the National Capital Open Space System (under the National Capital Plan). 

Some other notable differences in the approaches of the jurisdictions include:

· Melbourne’s green wedge areas include permissible uses of: conservation, recreation, agriculture, airports, sewage treatment and quarries 

· among other things, the SEQ plan seeks to ensure there is no net fragmentation of large tracts of vegetation over 5000 hectares.

Inside an urban footprint or boundary, protected areas restrict urban land supply for residential, commercial and industrial uses. Further, land set aside as a protected area (such as conservation) may limit how abutting land may be used (for example, extensive setbacks from the boundary may be required). Consequently, the sizes of protected area — including reductions or expansions — are likely to have price implications for urban land available for development. Specifically, an increase in the supply of urban land available for development through a reduction in the size of a protected area can lower the price of land available for residential, commercial and industrial uses. However, this outcome is only likely to be achieved with an environmental cost and/or loss of public amenity. 

It is clear that finding the correct balance between land available for development and protected areas is a substantial challenge for planners — planning decisions will involve economic, social and environmental tradeoffs. An alternative policy would be to increase the urban footprint or boundary. This would preserve protected areas and increase land available for development lowering land prices for residential, commercial and industrial. However, this may well create other challenges in relation to infrastructure provision and access to services.

Limitations on land designated for urban use

Not all of the land approved for subdivision can be developed for residential, commercial or industrial use. In fact, one developer responding to the Commission’s questionnaire estimated that — depending on the site — up to 40 per cent of land  is ‘lost’ to natural constraints and planning requirements for public space, schools, community centres, and roads. 

The Urban Development Institute of Australia (sub. 53) noted:

… [the] demands on urban land for non-residential uses … [include] commercial and employment areas, wetlands and buffers, conservation areas, on-site drainage, easements of various kinds and buffers to major roads and other incompatible uses. [Hence] A 25% margin of the greenfield land requirement must be allowed to accommodate non-residential uses (p. 13).
These constraints are recognised explicitly in South Australia through the application of discounts in the determination of dwelling potential for land designated for future development. In particular:

· the total area is discounted by a 25 per cent to allow for land that remains undeveloped due to factors such as landowner decisions, environmental constraints, buffer requirements and government policy requirements

· the remaining land supply is then discounted by a further 25 per cent to allow for non-housing land uses such as roads, reserves, community facilities and commercial uses (Department of Planning and Local Government (SA) 2010b).

In South Australia, up to 12.5 per cent of a subdivision is required to be set aside for open space (PC State and Territory Planning Agency Survey 2010 (unpublished)), while the open space requirement in Western Australia is 10 per cent (State Planning Policy 3.6 — Development Contributions for Infrastructure). The land required as part of ‘developer contributions’ is discussed further in chapter 6.

In addition, environmental constraints can limit the development of land approved for subdivision for residential, commercial and industrial use. For example, of the 10 209 hectares of Key Resource Areas (production and processing areas) in SEQ, around 2425 hectares are constrained by koala conservation areas, while a further 1910 hectares are constrained by vegetation management legislation (Cement Concrete and Aggregates Australia, sub. 4). Further restrictions apply under Commonwealth, state and territory environmental legislation which can require that land be set aside — so called ‘land offsets’ — as a condition of development approval. For example, one approval under the Environmental Protection and Biodiversity Conservation Act 1999 (Cwlth) in 2009-10 for an urban development required 8.4 hectares of land to be set aside for each hectare of development. These ‘land offsets’ are discussed further in chapter 12.

Finally, allowing non-compatible land uses to encroach upon each other can limit the usefulness of land for its zoned use. For example, allowing residential land uses to encroach into the buffers around ports can reduce the amenity of those houses constructed near the port (relative to locations away from the port); place limits on the scope of the port’s operations through means such as curfews (should nearby residents be sufficiently vocal and persuasive in complaints over noise from the port); and increase traffic congestion and potentially limit road access to the port, thereby further limiting its operations.

In fact, similar arguments and examples can be made for any industrial land use that warrants a buffer between it and residential uses. The tension (and difficulty) in finding the right balance between residential and industrial uses is highlighted in the National Aviation Policy White Paper:

Suitable locations for airports are scarce. In the interests of safety and public amenity there should be minimal development in the vicinity of airport operations. However, there is also a need for airports to be easily accessible to population centres. Inappropriate development around airports can result in unnecessary constraints on airport operations and impacts on community safety. There is hence a need to ensure that construction and development are undertaken in a way that is compatible with airport operations, both in the present and taking into account future growth. (Department of Infrastructure, Transport, Regional Development and Local Government 2009a, p. 166).

Land supply targets

For areas with greenfield land available, the balance between greenfield and infill development is an important planning consideration. Since both infill and green field developments are either irreversible or very difficult to reverse, land supply targets can not only affect the current amenity of cities but also planning choices available to future generations.
 If existing urban land is used more intensively via infill development, then less greenfield development is required for a given population. For areas with no greenfield land available, such as capital city central business districts, the only way by which increasing demand for ‘land uses’ (such as accommodation and retail floor space) can be met is through infill development. Higher infill targets are generally indicative of a more intense use of existing zoned land in the future.
The jurisdictions have different policies for setting targets for greenfield and infill developments in their capital cities.
Targets for greenfield land

All jurisdictions set long range targets for new dwellings. However, only Sydney, Melbourne, Adelaide and Perth have set land supply targets within their strategic land use plan, land management programs and/or as part of government policy (see table 
4.5).
 These targets are set for different land uses; and for land at different stages of the planning process at points where the government typically has most control. 
In general, the targets are expressed in terms of a level of supply sufficient to meet a set number of years of anticipated future demand. As all targets for all land uses in table 4.5 are expressed relative to forecast demand, there is no apparent reason (aside from uncertainty around the demand projections) that the jurisdictions would differ in their targets.  
There is general agreement that a supply of undeveloped land sufficient to meet 15 years of projected demand is required to both avoid speculative pressure and aid efficient ‘production’ of land (Local Government Association of Queensland 2006, PC 2004, Southern Tasmanian Councils Authority 2010a). Perth and Adelaide both provide for a target well in excess of 15 years. In the case of Perth, the Urban Development Institute of Australia would suggest this is appropriate given:

History suggests that a 20 year zoned land supply is insufficient. In March 1996 there was a combined stock of nearly 32 000 ha of existing undeveloped urban and urban deferred zoned land in the Perth metropolitan region which was estimated to equate to a land supply of 28 years. Ten years later in 2006, the Perth metropolitan region experienced a major land supply crisis that resulted in significant increases in housing costs which had a severe negative impact on housing affordability. (sub. 53, p. 13)
Table 4.
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What is an adequate supply of greenfield land?a
Benchmarks for adequate supply — years of accumulated demand 

	
	Syd
	Mel
	SEQ
	Per
	Adel
	Can

	Land designated for future development
	

	Residential land
	15b
	15–25e
	nt
	25
	25
	nt

	Commercial land
	nt
	nt
	nt
	25
	25
	nt

	Industrial land
	ntc
	15-25e
	nt
	25
	25
	nt

	Land zoned for urban development

	Residential land
	8d
	nt
	nt
	15
	15
	nt

	Commercial land
	nt
	nt
	nt
	15
	15
	nt

	Industrial land
	ntc
	nt
	nt
	15
	15
	nt


nt no target. aHobart has been excluded from the table as there is no strategic land use plan  for the city; and Darwin has been excluded as there are no metropolitan spatial plans for Darwin in Territory 2030.. b Relates to the amount of that land which has been released by Government for rezoning and servicing. c The New South Wales Government plans to release benchmarks for industrial land as part of a report on the Employment Lands Development Program to be released in early 2011. d Sydney also has a benchmark target of 7.3 years supply of zoned land with lead in infrastructure in place. e  In the benchmarking period, this target aimed to ensure up to 25 years of land supply, with a minimum of 15 years.  The policy of the current government is to seek to have 20 to25 years worth of land supply in growth areas for Melbourne, Geelong and other major regional cities across Victoria.
Sources: ACTPLA (2004); Department of Infrastructure (Vic) (2002); Department of Infrastructure and Planning (Qld) (2010b); Department of Infrastructure and Planning (Qld) (2010c); Department of Planning (NSW) (2005); Department of Planning (NSW) (2010c); Department of Planning (WA) (2009b); Department of Planning (WA) (2010a); Department of Planning and Community Development (Vic) (2008); Department of Planning and Local Government (SA) (2010a); New South Wales Government, pers. comm., 17 January 2011; Victorian Government (2008).

Targets for infill 

As shown in table 4.6, the infill targets between the jurisdictions in percentage terms are largely similar.  Prior to the recent election, Sydney was aiming for 60-70 per cent of its residential developments to be infill by 2031. This approach aimed to manage infrastructure delivery and land supply and encourage development close to services.  The recently elected government government has made a pre election commitment to reduce this target to 50 per cent. South-East Queensland also is targeting 50 per cent by the same year.
 Higher infill targets are generally indicative of a more intense use of existing zoned land in the future. 
Table 4.
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Balance of developmenta

	
	Sydb
	Melc
	SEQd
	Perd
	Adele
	Can

	Infill target (residences)
	384 000-448 000
	318 000
	377 000
	154 000
	129 000-180 600
	No targetf

	Infill target (%)
	60-70g
	53
	50
	50
	50-70h  
	50


a Hobart has been excluded from the table as there is no strategic land use plan  for the city; and Darwin has been excluded as there are no metropolitan spatial plans for Darwin in Territory 2030.  b Between 2004‑2031 according to policy in the benchmarking period. c  This is based on Melbourne @5 Million which was policy during the benchmarking policy. Targets for infill have not been set by the current government.d Between 2006‑-2031. e Between 2010-2040.  f The plan identifies proposed urban areas within the ACT for future development to meet projected demand of between 58 000 and 90 000 additional dwellings by 2032. This equates an infill target of 29 000 to 45 000 residences..g The recently elected NSW government has made a pre-election promise to change this target to 50‑50. h Transition from 50% to 70% over the period.
Sources:  NHSC (2010).

The jurisdictions also differ in how they aggregate infill targets across their cities. In Sydney, the targets for residential dwellings are set over a 25 years time horizon for each subregion in Sydney’s Metropolitan Strategy; and then, in turn, for each local government area in each subregion. These targets are updated with the Metropolitan Strategy review every 5 years. A similar approach is taken in Adelaide and Perth, where targets are assigned to each of the subregional planning areas and, in turn, cascaded down to the local constituent councils (PC State and Territory Planning Agency Survey 2010 (unpublished)). 

Industrial land

Compared to residential land, setting targets for industrial land can be a difficult task given the variety of possible uses, unique requirements, and possible impacts beyond their properties (see table 
4.7). 

In general, land areas set aside for industrial uses should:

· enable a wide range of industrial activities but with consideration of any adverse affects for other land uses (including, for example, sufficiently large buffer zones around residential areas)

· be accessible to infrastructure (in particular, transport, electricity and water) sufficient to service industrial requirements

· allow for changing industrial activities over time

· provide a range of lot sizes, locations and permitted uses (Department of Planning and Local Government (SA) 2010b, Department of Planning (WA) 2009a, Department of Sustainability and Environment (Vic) 2004).

Table 4.
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Requirements for industrial land

	Industrial use
	Land Requirement
	Location / Access

	Heavy Manufacturing 

	· Medium to Large sites

· Flat land

· Large separation buffers
· Provision of utilities and information, Communications and Technology (ICT)
	· B-double access
· Proximity to freight route
· Proximity to container port, rail terminal

	Light Manufacturing 

	· Small to large sites

· Flat land
· Small to medium separation buffers

· Provision of utilities & ICT
	· Truck access, possibly including B-double

· Proximity to freight route
· Access to supply chain/ labour/customers

	Transport / Warehousing 
	· Large sites

· Flat land
	· Ready site access/egress including B-double 
· Ready access to intermodal facility

	Local Trade Services 
	· Small sites
· Minor buffers
	· Central to customers


Source: Based on Planning SA (2007).

Local government statutory plans 
As outlined in chapter 3, the statutory plans of individual councils contain planning instruments that control land use within local government areas. In comparison with the higher level strategic land use plans which affect the overall supply of land for residential, commercial and industrial uses, a council’s statutory plan can have an effect on the amount of land that is available for each particular use — in particular, by defining the restrictions on land use which apply to different areas within council boundaries through zones, overlays, precincts and other development controls. 
Zoning
In theory, the primary objective of defining zones — and other development control instruments — is to segregate land uses which could be considered incompatible. In practice, zones can be used to prevent new development from interfering with existing residents or businesses or to preserve the character of a community.
It is difficult to compare the number of zones across jurisdictions or even across councils in the same jurisdiction. The size of local council areas, the nature of commerce and industry within local council areas and the level of detail underpinning the local plans (including the definitions applied to zones) all vary both between and within jurisdictions. This is because the legal framework for zones is at the state and territory level — hence, different zoning rules can apply between the jurisdictions; and the detailed specification of zones is at the local council level — therefore, definitions and restrictions on land use through zones will also vary within jurisdictions.  
Variations in zones (and other development controls) within jurisdictions are apparent even when the jurisdiction has a common set of zones to be applied in all local plans. For example:

· in 2006, Standard Instrument Local Environment Plan (LEP) was introduced to councils in New South Wales to reduce the number of zones from over 3100 (then) to 34 — however, as at 30 June 2010, only 16 of the 152 local government areas had ‘notified’ Standard Instrument LEPs (New South Wales Government, pers. comm., 17 January 2011)
 and, accordingly, there remains considerable variation in the number of zones in the plans of New South Wales’ local councils (table 
4.8)

· while there are 33 standard zones defined in the Victorian Planning Provisions, each local council includes only those zones in its plan which are required to implement its strategy.

Despite difficulties in making strict comparisons between and within the jurisdictions (as documented in detail in chapter 3), the average number of zones for council areas between the capital cities is provided in table 
4.8.
Numerous local councils include a single ‘residential zone’ in their plans, while many others include a number of ‘residential zones’. The differences in the definitions of residential zones which can apply across councils is demonstrated in a comparison of the residential zones defined in Subiaco (Western Australia) and Ipswich (Queensland) provided in Table 
4.9. Although the nature of these local government areas are different
, these differences highlight the restrictions that might apply in one council’s residential zone compared to another— and which can substantially affect the development of land for residential use across and within local government areas.

Table 4.
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Number of zones employed by local councils: 2009-10

Capital city and SEQ planning areas

	
	Average number of zones within a council area
	Council with 
most zones
	Number of zones
	Council with 
fewest zones
	Number of zones

	Syda 
	20
	Camden
	48
	Leichhardt
	5

	Mel
	17
	Casey
	25
	Stonnington
	10

	SEQb
	40
	Logan
	105
	Somerset
	10

	Perth
	12
	Perth and Swan
	22
	Peppermint Grove
	4

	Adel
	25
	Onkaparinga
	51
	Walkerville
	7

	Hob
	17
	Glenorchy
	31
	Kingborough
	6

	Can
	There are 23 zones in the Territory Plan (which applies to Canberra)c

	Dar
	There are 32 zones in the Northern Territory Planning Scheme (which applies to Darwin) c


a The Warringah Council plan defines 74 geographical areas (localities) in which different activities are permitted and different DA requirements apply. These areas have not strictly been defined as zones and so Warringah Council has not been included in this table. b This ncludes zones and ‘area classifications’. The larger size of councils in SEQ results in more zones that the samller local governments in other jurisdictions.c The Territory Plan (ACT) and Northern Territory Planning Scheme are the equivalent of the local planning schemes of the local councils and separate to the strategic land use plans detailed in table 4.1 and elsewhere in this chapter.

Source: Productivity Commission estimates derived from review of local council and Territory planning schemes. 
Similarly, there are also differences across local councils in their definitions of zones for commercial and industrial land uses. For example:

In the Perth metropolitan and Peel regions, there is significant variance in the manner in which general and light industries are defined and managed. Industry classifications also include special, cottage, service, noxious and hazardous land uses. Many local governments also include research and development, showroom, warehouse and mixed business development in the definition of industry. These uses are traditionally located in commercial areas, but increasingly they are occupying industrial land. This lack of consistency in planning for and the protection of industrial land has resulted in the gradual erosion of some key industrial sites because of the encroachment of non-industrial land uses such as retail and commercial. (Department of Planning (WA) 2009a, p. 1) 

The Department of Planning (WA) is concerned that these differing zoning definitions makes it ‘increasingly difficult to manage and regulate the development and preservation of industrial land to optimise its use’ (Department of Planning (WA) 2009a).

Table 4.
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Comparison of residential zones

Subiaco (WA) and Ipswich (Qld) case study

	Subiaco (WA)
	Ipswich (Qld)

	Zone
	Conditions
	Zone
	Conditions

	R15
	· ~15 dwellings per hectarea
· up to 9 metre high with council permission, 6.5 metres otherwise
	Rural C (Rural Living)
	· no new lots will be created unless the Council is satisfied there will be no net increase in the number of rural lots within the area

	R20
	· ~20 dwellings per hectarea
· up to 9 metre high with council permission, 6.5 metres otherwise
	Large Lot Residential 


	· 1.5–2.5 dwellings per hectare

· non-residential uses where they fulfil a community need and do not detract from amenity

	R30
	· ~30 dwellings per hectarea
· up to 9 metre high 

· frontage of over 25 metres
	Township Residential 
	· new lots to have an overall dwelling density of 2.5 dwellings per hectare, minimum lot size of 4000m² and frontage of 40 metres

· non-residential uses where they fulfil a community need and do not detract from amenity

	R40
	· ~40 dwellings per hectarea
· up to 9 metre high 

· frontage of over 25 metres
	Residential Low Density 


	· ~10–15 dwellings per hectare

· precludes multi-storey dwellings in most instances

· non-residential uses where they fulfil a community need and do not detract from amenity

	R50
	· ~50 dwellings per hectarea
· up to 9 metre high

· frontage of over 25 metres
	Township Character Housing
	· conserve pre-1946 dwellings

· depending on the area, density is not to exceed 15–50 dwellings per hectare

	R60
	· ~60 dwellings per hectarea
· up to 9 metre high

· frontage of over 25 metres
	Residential Medium Density 


	· depending on the area, density is not to exceed 50–75 dwellings per hectare

· generally precludes buildings of over 3 storeys 

· 6 metre set back for buildings

· non-residential uses where they fulfil a community need and do not detract from amenity

	R80
	· ~80 dwellings per hectarea
· up to 12 metre high with council permission, 9 metres otherwise

· frontage of over 25 metres
	CBD Residential High Density 
	· provides for construction up to 10 storey’s
· provides for a range of non-residential uses


a(Approximate figure.

Sources: Ipswich Planning Scheme; City of Subiaco Town Planning Scheme No. 4; Ipswich City Council, sub.  DR81, p. 2.
Other examples of the effects that zoning (and other development control instruments) can have on the availability of land for development are provided in submissions to this study (see box 4.6). 

Do not delete this return as it gives space between the box and what precedes it.
	Box 4.6
Impact of zoning on land uses — issues raised in submissions

	Some businesses do not readily fall within the land use definitions in local planning schemes and unless there is some flexibility and discretion available to officers, a use can be unnecessarily prohibited or curtailed. (Council of Capital City Lord Mayors, sub. 31, p.12)

The preclusion of new industries and the continued existence of particular industries in some locations can arise from a Local Government authority’s failure or delay to review its town planning scheme in a timely manner…The failure or delay to review a town planning scheme can often result in a scheme being out of date and not reflecting the needs of a community. The overly prescriptive nature of older town planning schemes in operation within some Local Government authorities can also preclude innovation, new development and technology and preclude Local Governments from being able to respond to market changes. (Western Australian Local Government Association, sub. 41, p. 15)

Current zoning requirements restrict the location of tourism related enterprises to areas in which they are competing with other commercial uses or prevent them from competing with alternative uses such as residential. (Department of Resources, Energy and Tourism, sub. 22)

	

	


Given the peculiarities of individual jurisdictions, a ‘one size fits all’ approach to zoning across the jurisdictions is not necessary, or even desirable. However, it is clear that:

· the wider the definition of allowable uses encompassed in a given zone, the less likely it is that land with that zoning will require rezoning in order to be put to a different use (rezoning is discussed in chapter 5)
 

· wider zoning definitions also provide greater scope for the market to allocate land to its best use, albeit within the uses allowed by the zone

· a small number of narrowly defined zones for a local council area increases the likelihood that certain activities will be effectively precluded from that local area.

An alternative to broader zoning definitions is to allow planners to consider (and approve) development applications that do not comply with the scheduled zone (so-called ‘non-complying developments’). Such applications could be considered on a merits basis against principles outlined in land use policies (as can occur in the ACT under the National Capital Plan). However, such an approach is likely to increase costs for developers as non-complying developments often require more documentation and supporting studies to justify their approval on a merits basis, thereby adding to the cost of the process for developers. Indeed, this approach may result in a cost shifting from government — which would no longer incur the costs of investigations and studies required to rezone land — to developers. Further, developers would incur these costs each time that there is an alteration to a property with a non-complying use requiring a new development application.
 
Compared to this approach, more broadly defined zones would avoid the costs of non-complying development (and rezoning) and achieve the appropriate planning outcomes if the zones reflected all the land uses conceivable as being permitted under the prevailing planning policies. 

Broader zones would also reduce restrictions on competition. Competition issues are discussed in detail in chapter 8. In particular, that chapter provides some comparisons between the jurisdictions for the zonings that can accommodate small supermarkets, large retailers and bulky goods retail premises. That analysis demonstrates further variation in the zoning definitions of the jurisdictions; for example, bulky goods retailers can operate in areas zoned ‘industrial’ in some local council areas, whereas in others they are limited to sites zoned for ‘business’ or ‘commercial’ uses.

Given these potential impacts of zoning on the availability of land for different uses, and the difficulty associated with anticipating future land use needs, zones should be broadly framed and more functionally oriented to limit that the extent of future rezoning required to accommodate unforeseen demand for different land uses.

Land management/supply programs

The jurisdictions use land management programs
 to obtain up to date information on the availability of land for residential, commercial and industrial uses (KPMG 2010). In turn, these programs facilitate the informed implementation and review of the jurisdictions’ land supply strategies. In New South Wales, the scope of the Metropolitan Development Program (MDP) also extends to processes for considering new sites; the timing and sequencing of development; benchmarks for key stages in the land supply process (including benchmarks for the stock of land at those stages in the process);
 processes for land supply assessment; and infrastructure coordination (Department of Planning (NSW) 2010c). 
As provided in table 4.10, there is variation in the land management programs across the jurisdictions. All of the jurisdictions’ programs monitor land for residential uses; while land for industrial uses receives less attention; and land for commercial uses receives the least attention. Although not part of a land management program as such, Western Australia does conduct a census of its commercial and industrial land every five years and has a longitudinal data set for these land uses that goes back around 20 years (Western Australian Government, pers. comm., 9 February 2011).

The jurisdictions employ a variety of approaches to monitor the adequacy of land supply to trigger policy reviews relating to issues of adequacy. For example:

· South Australia has performance indicators that trigger a policy review when the evidence suggests that land supply may be falling short of requirements. It is interesting that these triggers are included in the 30 Year Plan for Greater Adelaide, and not in the Housing and Employment Land Supply Program (HELSP)
· Victoria’s Growth Areas Authority (GAA) monitors the adequacy of land supply in Melbourne’s designated Growth Areas against internally defined trigger points 
· New South Wales includes an assessment of stock levels in the annual roll-forward of the Sydney Metropolitan Program with a view to identifying any necessary actions to ensure benchmark levels will be available in the future
· Queensland tracks the provision of land supply through the Growth Management Program for South East Queensland which is reported every year to inform and help prioritise state and local government planning actions and infrastructure investment aimed at ensuring an adequate land and dwelling supply.

The jurisdictions may also undertake ad hoc land supply reviews. For example, in 2009, Department of Planning (WA) prepared an Industrial Land Strategy (2009a) as ‘part of the state government’s response to a recognised shortfall in industrial land supply’. The Industrial Land Strategy 2009 provides the framework for the strategic planning considered necessary to address the shortfall in Western Australia and, in doing so, includes a considered analysis of the demand and supply factors contributing to the shortfall and how they might be addressed.

Table 4.

 SEQ Table \* ARABIC 10
Land management/supply programsa
	
	Syd
	Mel
	SEQ
	Per
	Adel
	Can

	Program
	MDPb
	ELDPc
	UDPd
	GMPe
	UDPf 
	HELSPg
	ILRPh

	Year commenced
	1981i
	2007j 

	2003
	Yet to  
startk
	1990l  
2009m
	2010
	1988

	Frequency of updates
	Annual
	na
	Annual
	Will be annual
	Annualn
Quarterlyo
	Will be annual
	Annual

	Covers:
	
	
	
	
	
	
	

	Residential land
	(
	(
	(
	(
	(
	(
	(

	Commercial land
	(
	(
	(
	(
	(p
	(q 
	(

	Industrial land
	(
	(
	(
	(
	(
	(
	(

	Monitors progress of major projects
	(
	na
	(
	(
	(
	(
	(q 

	Monitors past supply
	(
	na
	(
	na
	(
	(r   
	(q 

	Considers current & future supply
	(
	na
	(
	(
	(
	(r 
	(q 

	Monitors past demand / consumption
	(q 
	na
	(
	(
	(
	(r 
	(q 

	Considers current & future demand / consumption
	(q 
	na
	(
	(
	(
	(r 
	(q 

	Trigger points for minimum supply
	(
	na
	(s
	(
	(t
	(u 
	(


na not available (no reports have been released under the program). a Hobart and Darwin have been excluded from the table as they do not have a current land management/supply program nor do they have one under consideration. b Metropolitan Development Program. c Employment Land Development Program. d Urban Development Program —includes the ‘Urban Growth Monitor’ and ‘Land Supply and Housing Activity’ report. e Growth Management Program. f Urban Development Program. g Housing and Employment Land Supply Program. h Indicative Land Release Program. i Program has existed in different guises since the early 1970s. j Was re-established in 2007. Base year for monitoring commenced January 2008. First report of the new ELDP was released in February 2010. k Program was announced in May 2010. l Metropolitan Development Program: Land Release Plan. m The Urban Development Program for Western Australia incorporates the former Metropolitan Development Program, Country Land Development Progam and the Industrial Land Development Program. n Land Development Outlook, Urban Growth Monitor and Developers’ Land and Dwellings Intentions Survey. o State Lot Activity and Land and Housing Activity. p Commercial was included in the Country Land Development Program. q  Limited and generalised analysis. r Limited analysis for commercial land uses (including retail). s Part of the GAA’s role is to continually monitor the adequacy of land supply in designated Growth Areas against defined trigger points. t Contained in Directions 2031 and Beyond.  uContained in the 30 Year Plan for Greater Adelaide, not the HELSP. 

Sources: Department of Land and Property Services (ACT) (2010); Department of Planning (WA) (2010b); Department of Planning (NSW) (2007); Department of Planning (NSW) (2010c); Department of Planning and Community Development (Vic) (2010a); Department of Premier and Cabinet (Qld) (2010); Department of Planning and Local Government (SA) (2010b); Western Australian Planning Commission (2010).
4.3 Areas for improvement and leading practice insights

An adequate supply of urban land across the broad land use categories is important for social, economic and environmental reasons. By determining the amount and location of land available for different land uses, planning policies influence the location, size, and scale of business activities; and the type and cost of residential land and dwellings.  Since many planning decisions are irreversible, they not only affect the current amenity of cities but also planning choices available for future generations.
In comparing the planning policies and strategies between the jurisdictions, it is possible to identify some leading practices and areas for improvement.

· From a state or territory perspective, jurisdictions which do not employ strategic land use plans for their capital cities and leave land supply and planning entirely to the discretion of individual local councils run the risk that:
· there may be an over supply of land for one or more use when the multiple land allocations of councils are aggregated or that there may be an under supply where the net benefits of development to a council are less than the net benefits to the broader community; and/or

· developments may take place in sub optimal locations because either the application processes are more streamlined in a given council or insufficient land has been made available in local government areas most suited to given land uses.

· While a one size fits all approach to zoning (and other development control instruments) across the jurisdictions is not necessary, or even desirable, zones should be broadly framed and more functionally oriented to limit the extent of rezoning required to accommodate unforeseen demand for different land uses.  It is clear that:
· the wider the definition of allowable uses encompassed in a given zone, the less likely it is that land with that zoning will require rezoning in order to be put to a different use (rezoning is discussed in chapter 5)
 

· wider zoning definitions also provide greater scope for the market to allocate land to its best use, albeit within the uses allowed by the zone

· a small number of narrowly defined zones for a local council area increases the likelihood that certain activities will be effectively precluded from that local area.
· Urban growth boundaries, such as defined for Melbourne, and urban footprints, as used in most other jurisdictions, are likely to improve planning processes through clarity and transparency in the development of land on the fringes.  In combination with wider zones, urban growth boundaries have the potential to improve certainty in land supply processes. 
· Fixed requirements for green space in residential subdivisions, such as the 12.5 per cent requirement in South Australia and the 10 per cent requirement in Western Australia, seem overly prescriptive
. For example, it would not seem necessary to set aside 10–12.5 per cent of a subdivision for green space where that subdivision comprises lots no smaller than one hectare. On the other hand, such green space ratios may be appropriate for a subdivision that is to become high density residential units.

· Preserving and enforcing buffer regions around active industrial areas, such as ports, helps ensure the industrial activities in those areas are not curtailed by the encroachment of other, incompatible, land uses. More generally, the leading practices in planning for industrial land include:
· enabling a wide range of industrial activities to be undertaken in locations that do not adversely affect other land uses
· having easy access to transport infrastructure and adequate electricity and water infrastructure for the industrial uses on the land
· allowing for changing industrial activities on the land over time.
· Land management programs that monitor land supply outcomes (such as employed in Sydney, Melbourne, Adelaide and Canberra) are primarily focused on land for residential uses.  They do provide good information to assist the planning and sequencing of future residential developments.

· In particular, the triggers in South Australia’s strategic plan when coupled with its Housing and Employment Land Supply Program (HELSP) provide a strong policy setting for monitoring land supply outcomes and addressing any issues in a timely manner (should any arise).
· In approximately half of the jurisdictions, there is systematic monitoring of commercial and industrial land supply. However, in all jurisdictions, monitoring of land for these uses could be improved.
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�	This is based on the planning area of South East Queensland (SEQ), rather than Brisbane.


�	Previously developed land may be vacant if, for example, any buildings have been demolished or construction never commenced on the land.


�	Agricultural land, forests and other unaltered natural land scapes that are being brought into urban use are referred to as ‘greenfield’ land. In contrast, ‘infill development’ takes place in areas that have already been developed and typically (though not always) involves the redevelopment of under utilised land.


� There are also brownfield sites, which are redevelopments of existing areas.  Since the issues are similar to infill, they are not discussed separately.


�	For example, the NHSC’s underlying demand model indicates there is a housing shortfall in Western Australia but the evidence from the housing market (falling house prices, high numbers of properties listed for sale, high rental vacancy rates and low rates of land sales) suggests that there is no undersupply of housing relative to (effective) demand (Western Australian Government, pers. comm., 9 February 2011).


�	While some of the zones defined in town planning schemes define hours of operation for businesses located in those zones, regulation directing hours of trade is more commonly found outside the planning system.


�	The Tasmanian Planning Commission in conjunction with local councils is in the process of preparing the three regional strategic land use plans. The public consultation period for the Southern Tasmania Regional Land Use Strategy (which includes Hobart) closed in December 2010.


�	The Metropolitan Plan for Sydney 2036 released in December 2010, has updated these forecasts for Sydney to reflect a 40 per cent increase in the population by 2036 and a 46 per cent increase in the number of dwellings over the same period. The primary reason for the change is a slowing in the reduction of household size (New South Wales Government, pers. comm., 17 January 2011). 


�	For example, the SEQ Regional Plan 2009�2031 has specific provisions which seek to ensure that, in planning new developments, communities are created which contain high levels of self contained employment.


�	While not addressed in Melbourne’s strategic land use plan, Victoria’s Precinct Structure Planning Guidelines (GAA 2009) include an employment target for growth areas.


�	The Melbourne Urban Growth Boundary was expanded by 24.5 square kilometres on 29 July 2010.


�	The Metropolitan Plan (and previously, City of Cities:  A Plan for Sydney’s Future) identifies the existing urban area, identifies the North West and South West Growth Centres as the principal locations for new greenfield development, and sets in place a process for approving the release of any additional greenfield land for urban purposes.  The Metropolitan Plan foreshadows improvements to the land release program including through an annual land supply assessment to determine whether more land should be released.


�	Adelaide’s ‘urban footprint’ was previously known and referred to as the ‘Urban Growth Boundary for metropolitan Adelaide’.


�	Unless it can be demonstrated that there is an overriding community need.


�	For example, Victoria’s Regional Fast Rail program that connects Melbourne with Geelong, Ballarat and Bendigo.


�	Increasingly, mixed use centres are being planned which incorporate land for housing among a mix of commercial activities — for example, blocks of units situated above a strip shopping area.


�	Depending on the jurisdiction, specialised centres exist for activities including: education; research; health and medical services; aviation and logistics; ports; and bulky goods retail.


� Although specialised centres are not included in this analysis which can be significant locations for retail development.


�	The same target has been included in the Metropolitan Plan for Sydney 2036 (which was released in December 2010).


� This does not reflect the current Government’s approach to transit oriented development.


�	Canberra’s strategic land use plan seeks to limit all growth to within 15 kilometres of the city centre.


�	Comparing targets between jurisdictions has some limitations as the different planning systems attribute different meanings to ‘zoned’.


�	While the long term infill target for Sydney is 70 per cent, infill development has accounted for around 80 per cent or more of development for several years (New South Wales Government, pers. comm., 17 January 2011).


�	As at 30 November 2010, the number of Standard Instrument LEPs notified had increased to 26.


�	Local councils cannot vary the standard zones or introduce local zones into their plans. Some of the standard zones allow for local circumstances/requirements to be detailed in schedules to the plans. The Victorian Government has committed to undertake a full review of its zoning system to ensure it is ‘functioning correctly’ and remains ‘relevant’ (Victorian Government, pers. comm., 19 January 2011).


�	Compared to Subiaco, Ispwich has a much larger geographical proportion of rural and industrial land uses and is situated further from the state capital city centre (Ipswich City Council, sub. 81, p.2).


�	Widening the zoning definitions can come at a cost of decreased planning precision.


�	The Commission’s consultations in South Australia indicated this can be a major issue in the use of non-complying development assessments.


�	Sometimes referred to as land management supply programs.


�	In July 2006 these were adopted by the New South Wales Cabinet and, in November 2006, the benchmark for ‘zoned and serviced’ land (table � LINK Word.Document.8 "\\\\nch1\\groups\\Business Regulation Benchmarking\\Year 3 Planning & Zoning\\Draft report\\Ch 4 -Supply of land (Combined) v1.0.doc" OLE_LINK6 \a \t �4.6�) was included as a target in the State Plan (and has been retained in subsequent revisions of that plan). The measures add an additional layer of oversight to that of the Metropolitan Development Program.


�	The Industrial Land Strategy 2009 is still a draft but is due to be finalised in 2011.


�	Widening the zoning definitions can come at a cost of decreased planning precision.


�	This applies where practical. It will not normally be required for five lots or less, provided a contribution is not required by a provision of Town Planning Scheme or approved structure plan under defined circumstances; and may be provided by cash in lieu of land under definite circumstances.
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