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ABSTRACT 

This thesis provides direction and guidelines to facilitate the 

retention of semi-natural bushland close to Hobart for the benefit 

of those who choose to live in such areas, as well as city dwellers. 

Fern Tree, the area chosen for study, lies within the belt of bush-

land at Hobart's urban fringe. 	The methodology formulated for the 

study of development opportunities and constraints in Fern Tree 

required that data be gathered with respect to bio-physical 

constraints, population characteristics and the administrative 

setting of existing planning strategies. 	Integration of this 

information suggested a preferred development option and a frame-

work for managing Fern Tree as a residential bushland suburb. 

Action needed to achieve this option requires a new planning 

strategy for the area. 	This strategy should be extended to incor- 

porate the planning and management of the entire urban fringe of 

Hobart, including the Wellington Range of which Fern Tree is a part. 
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1.1 	INTRODUCTION 

Australia is one of the most urbanised nations in the world l . 	The 

growth pressures created by this concentration of people in urban centres 

has resulted in the destruction of much of the surrounding bushland. 

There has been inadequate regard by administrative authorities and 

planners for the conservation of semi-natural bushland areas within and 

near urban centres. This has meant that a large percentage of the 

nation's people are denied ready access to these types of environments. 

Within this report, semi-natural bushland refers to areas of land 

where the general character of the natural bush land has been maintained. 

These areas frequently contain low density residential development, 

small-scale extractive industries and small areas of cleared land, but 

these are never so dominant as to destroy the character of the bushland. 

Natural and semi-natural bushland areas are of importance to modern 

city dwellers. 	Some aspects of their significance have been well 

summarised by Nikes et al. 2 : 

The city-dwellers are attracted to visit [natural and semi-
natural bushZand areas] by the varied landscapes which 
provide interesting contrast to the generally monotonous 
character of urban areas. They may also seek places of 
solitude as well as opportunities for outdoor education and 
recreational pursuits close to home. Other people wish to 
live in rural-urban fringe areas for various reasons, 
including the attraction of a rural or semi-rural life 
style which for them more than compensates for the reduced 
or less accessible services. Furthermore, the lower 
density living that can be planned in the fringe areas can 
utilise technology that has Low impact on the environment .. 

This statement does not describe the actual development situation in 

semi-natural bushland settings; however, it does Express the sentiments 

of those wishing to live in such areas. 

Perhaps of particular importance is the contribution the bushland at 

the urban fringe makes towards satisfying the less-tangible needs of 

people living in urban systems. 	These needs can be equated with 
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emotional growth, cultures and health. 	Throughout human history the 

land has been a source of food and shelter. 	From this relationship has 

grown an attachment between people and the land. Apt words describing 

the emotional relationships of people with the natural environment are 

recorded in a speech made in 1854 by Chief Seattle, leader of the 

Suquamish Tribe in Washington Territory. The speech marked the transfer 

of ancestral land to the United States Federal Government. 

The Great Chief in Washington sends word that he wishes to 
buy our Land ... How can you buy or sell the sky, the 
warmth of the Land? The idea is strange to us. If we do 
not own the freshness of the air and the sparkle of the 
water, haw can you buy them? 

... The air is precious to the red man, for all things 
share the same breath ... Teach your children what we 
taught our children, the earth is our mother. Man did not 
weave the web of life; he is a strand in it. Whatever he 
does to the web he does to himself. 3  

The Australian bush environment has perhaps only been regarded with 

such affinity by the Australian aborigines. Yet, the role of the 

natural environment in our emotional well-being and as a source of 

cultural inspiration must be recognised as an important one. 	A 

considerable body of literature and art, as well as many Australian 

cultural traditions, have drawn their themes from the Australian 

bushland 4 . 	In addition, there are many signs that may be interpreted as 

reflecting the desires of the modern city dweller for more contact with 

the natural environment in Australia. 	Such signs include the planting 

of native gardens in many urban areas, the fOrmation of pressure groups 

demanding more public open space in or near the urban environment and, as 

shown by Mercer s , the increasing use of near city bushland areas for 

recreation. 	Also, it is becoming evident that there has recently been 

an increase in the movement of urban dwellers from cities to nearby semi-

natural bushland areas as the preferred place of permanent residence s . 

Recent changes in Western society have increased the ability and 

desire of many people to move away from metropolitan centres. 	Such 

changes include increased affluence, a greater capacity to live further 

from work, earlier retirement, improved amenities in non-metropolitan 

areas and increased accessibility to these areas. Within the 

behavioural context, particular values have been placed upon rural and 
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urban living by those choosing to live in semi-natural bushland areas. 

For instance, rural life is perceived as'being clean, healthy, peaceful 

and beautiful whereas urban life is suggestive of noise, dirt and ill-

health 7 . 	Research by Fuguitt and Zuiches 8  in the United States has 

shown that emotional well-being and the quality of life experience were 

weighed heavily as the attracting force of the non-urban environment. 

Land developers have capitalised on the desire of people to move into 

non-urban environments. 	The development of subdivisions and the 

promotion of these areas as desirable places to live have created 

additional demand for land and have stimulated the actual movement of 

people into non-urban areas. 	This movement is further stimulated by the 

availability of relatively cheaper land and the lower rates generally 

required by councils in these areas. 

1.2 	CONFLICTS IN THE CONSERVATION OF SEMI-NATURAL BUSHLAND 

AREAS NEAR CITIES 

In Australia, a considerable amount of research has been undertaken with 

respect to rural-urban fringe areas. 	This has generally concentrated on 

problems of definition and on describing the characteristics of such 

areas 9 . 	A large change in land values, land use and land ownership, 

produced essentially by the ongoing urbanisation process, has generally 

been characteristic of the rural-urban fringe. 	Consequently, many 

conflict situations have arisen amongst individuals and their rights and 

the community. 	Thus, with regard to development or conservation in 

semi-natural bushland suburbs, there are often conflicts between the 

indivudual who requires housing or who owns land and wishes to maximise 

profits from the land and the community which requires open space or 

believes that maximum benefits for the community can be gained by the 

retention of that land in a relatively undeveloped state". 	In recent 

years, these conflicts have been accentuated by the increase in demand 

for residential development in semi-natural bushland areas. 

Changing land values in the last ten years or so have resulted in a 

dramatic increase in the value of urban fringe, semi-natural bushland 

areas. 	In some areas of Hobart, such as the Fern Tree area, land values 

have almost tripled between 1973 and 1978 11 . 	As a consequence, many 

land owners are no longer prepared to retain these areas undeveloped. 
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The increase in land values has also increased rates which adversely 

affects the viability of managing farms on the urban fringe causing some 

farmers to sell. 	In addition, many of these areas were subdivided 

before adequate planning regulations were in force. 	Consequently, many 

subdivisions are located on rugged terrain, have poor access and are 

costly to service. 	On occasion, these subdivisions and their subsequent 

development are inappropriate aesthetically or for reasons of environmen- 

tal stability. 	Designers' attempts to prepare imaginative plans which 

retain the natural character of the semi-natural bushland areas are often 

restricted or unsuccessful because - they are limited by the existence of 

unplanned, older subdivisions often located in areas which would have 

been otherwise preserved as bushland or park, or in areas which are 

environmentally unsuited to residential development 12 . 

Most forms of human habitation have, to varying degrees, a destructive 

impact on the environment. 	In a study conducted by Environmental 

Resources of Australia on the Mornington Peninsular near Melbourne, a 

	cause-e•fect chain was established showing the effects permanent 

residential populations may have on the natural environment 13 . 	These 

are summarised in Figure 1. 	Many of the problems highlighted in the 

above-mentioned report, particularly clearing and subsequent erosion and 

solid waste disposal problems, are all too evident in the semi-natural 

bushland areas around Hobart (Plates 1 and 2). 	It is ironic that the 

very aspects which attract many people to reside in bushland areas are 

threatened by the impact of their habitation. 

Although planning regulations may provide a basis for environmental 

development in these semi-natural areas, the actual success of such 

schemes is dependent on the attitudes and actions of local residents. 

Planning schemes which neglect the need for community involvement, 

education and guidance will be, at best, only partially effective. 

1.3 	RESIDENTIAL DEVELOPMENT: A CAUSE FOR CONCERN IN HOBART'S 

BUSHLAND ENVIRONS 

The very nature of the low density suburbs in Australian cities compared 

to the densely inhabited cities of many other countries has led to the 

spread of the urban system over large areas. 	This is the reason why 

much of the urban fringe has been affected. 	The degradation of near 
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city bushland is one problem arising from this uncontrolled sprawl of 

urban development. 	However, Hobart has retained a relatively large area 

of natural bushland within close proximity to its urban centre. 	Much of 

the beauty of this city is attributed to these surroundings. 	Many early 

visitors to Hobart recognised the unique quality of its location so close 

to Mt. Wellington, which featured in many articles written by early 

settlers and visitors15. 

Hobart has generally been unique in its residential development 

pattern compared to other Australian cities". 	Although it was 

established as a penal settlement, not unlike Sydney or Brisbane, unlike 

Sydney and Brisbane its notoriety as a developing commercial centre was 

obscured by its function as a penal settlement, even though both its 

administrative and commercial importance was expanding. Except for a 

brief period between 1830 and 1840, when the population growth rate 

increased markedly due to its increasing importance as an export centre ,  

for wool and wheat, Hobart's growth has been slow by comparison with 

other Australian cities. 

The relatively slow expansion of Hobart resulted from the combination 

of a number of factors, the most important of which appear to have been 

its isolation from other State capitals and competition with other 

centres in Tasmania, particularly Launceston. 	In addition, the 

surrounding topography limited urban expansion and the amount of 

accessible arable land, while it increased the difficulty of providing a 

suitable and adequate transport network. 	The expansion of Hobart was 

thus limited to growth in a north-west direction following the river 

flats of the Derwent River, while some slow expansion occurred into the 

foothills of the Wellington Range. 

The urban expansion into the foothills of the Wellington Range is of 

particular concern in this report as much of the land in this area has 

remained in a semi-natural bushland state and has, in recent years, been 

the object of considerable pressure for residential development. 

The extent to which urban expansion has occurred in the Wellington 

Range area since 1945 is shown in Figure 2. 	This figure shows that 

expansion has been largely along main roadways leading out of the city. 

This ribbon development poses an increasing threat to the bush-lined 

roadways (such as Huon Road, Pottery Road, Strickland Avenue, 
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Summerleas Road and the Waterworks Road) which have been a feature of the 

Hobart environment for many years (Plate 3). 

Another form of urban expansion is seen in more concentrated 

residential developments of, for example, the Fern Tree, Ridgeway and 

Cascades areas (Plate 4). 	These are the settlements of the foothills of 

Mt. Wellington and, in the last ten years, these urban fringe areas have 

attracted many more permanent residents. 

The largely uncontrolled development on the fringe of Hobart causes 

concern for the future environmental management of the bushland environs 

of this city. 	The impact of this development can be viewed in a number 

of ways; for example, the impact of roads has different effects on 

development patterns and on the physical and aesthetic environment. 

Ribbon development follows roads, particularly those leading out of the 

city. Huon Road shows this ribbon development which, in some cases, has 

aesthetically detracted from this otherwise bush-lined roadway (Plate 5). 

More centralised development, on the other hand, necessitates roads for 

access. 	Such is the case in a recent subdivision on Mt. Nelson where 

curbed roads extend beyond existing development, tempting it further into 

the surrounding land. 

Additional features associated with residential development in bush-

land settings near Hobart include the clearing of land for subdivision as 

home sites and the introduction of exotic plants and their subsequent 

spread as weeds along roads, tracks and disturbed areas (Plate 6). 

Clearing for home sites often results in far larger areas being cleared 

than is actually necessary for this purpose. 

Although existing development at the fringe of Hobart has had 

degrading impact on much of the surrounding bushland, large areas of 

relatively natural bush remain. 	This provides an opportunity most other 

more extensively developed Australian cities have already foregone in 

their outer suburbs. 	It is still possible to conserve residential 

bushland in the developing fringe of Hobart. 

1.4  THE FERN TREE STUDY AREA 

Of the settlements comprising the urban fringe of Hobart, Fern Tree, due 

to its historic development as a holiday resort halfway up the eastern 



Plate 3. Ribbon development along the ridge line: Summerleas Road. 

Plate 4. Group of houses in the foothills of Mt. Wellington. 
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Plate 5. Dwelling beside the once bush-lined Huon Road. 

Plate 6. Clearing and the subsequent infestation of weeds (gorse). 
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slopes of Mt. Wellington and its distance (some ten kilometres south-

west) from the urban complex of Hobart (Figure 3), has characteristics 

rendering it a desirable settlement for the study of residential bushland 

conservation (Plate 7). Within Fern Tree are several places of 

particular notoriety. 	For instance, the Springs is a prominent feature 

on the face of Mt. Wellington and is the highest point in the north-west 

corner Of the Fern Tree area. Many people visit the Springs as it 

FIGURE 3 
THE LOCATION OF FERN TREE 
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features a magnificent panoramic view of Hobart City and beyond. 	Picnic 

facilities add to the attraction of the area as a recreational day trip 

from Hobart. 	Chimney Pot Hill, to the north-east is situated in the 

Ridgeway Reserve and, during spring, exhibits an extensive display of 

wild flowers. 	These wild flowers attract many people to the area for 

short walks and picnics. 	Further to the south, and as the altitude 

decreases, Fern Tree encompasses some of the foothills of the Wellington 

Range. 

Fern Tree, until recently, has been viewed as a separate entity from 

Hobart City. 	The increase in permanent residence in the area has 

eliminated the historic holiday resort character, but it is still viewed 

by many as separate from Hobart. 	It has earned the reputation of being 

a place where the affluent members of society can live in a mountainous 

landscape removed from the pressures of the urban environment, while 

still being sufficiently close to the city centre for daily commuting to 

work. 	Several features peculiar to the area make it of particular 

interest for a study of this type. 	These features include: 

(a) Most of the Fern Tree area is semi-natural bushland. Consequently, 

the area lends itself to the concept of bushland conservation. 

(b) The area is still largely undeveloped, and the possibilities for 

managing Fern Tree as a residential bushland area are far greater 

than for near-city areas such as Churchill Avenue (Plate 8). 

(c) The area incorporates water catchment and large public reserves. 

These reserves, situated close to residential areas of Fern Tree, 

create a need to manage development in accordance with recreation, 

conservation and water catchment uses. 

(d) Finally, concern expressed by the planning section of the Hobart 

City Council for the future management of the area indicates a need 

for this study I7 . 

Fern Tree has no recognised legal, political or suburban boundary. 

The boundary superimposed on the area for this study corresponds to that 

used to define the Bureau of Statistics Population and Housing Census 

Collectors' Districts for the Fern Tree area ls (Figure 4). 	This boundary 

proves suitable for a number of reasons. 	Firstly, it incorporates the 

area commonly thought of as Fern Tree. 	Secondly, it includes areas of 

residential development, water catchment and public reserve which all 



 
 

 
 

Small  lot subdivision on the st eep slopes of  Church i ll  Avenue . 

Tree viewed from the Kingston area . 

 



1 6 

FIGURE 4 

rr  'Boundary of the Fern Tree Study Area: 
2 

:S2 Population Census Collector Districts 
Nt  

•0 

FERN T 
V 	V 	V 

Chimney 
V 	V 	V 

Pot Hill 

Hobart 

Spring Sand Bay  

Collector District 
vCollector Dist ict 

3 - 8 - 7 	 • 
3 - 8 - 6 

v V 	v 	v 

V 	V 	V 

STUDY AREA 
J 

Huonville 

Scale 

km 



17 

form part of the larger semi-natural surrounds of Hobart. 	Finally, the 

sociological information gathered as part of this study can be readily 

related to the census data. 

1.5 	THE AIM AND OBJECTIVES OF THE FERN TREE STUDY 

The bushland surrounding Hobart is gradually decreasing and degrading. 

This type of resource has already largely disappeared from the hinter-

lands of other major cities of Australia. 	It is the aim of this thesis 

to provide directions to facilitate the retention of a semi-natural 

bushland suburb in the developing urban fringe of Hobart. 

To fulfil this aim, several more specific objectives must be achieved. 

These objectives are: 

(a) to assess the desirability of the Fern Tree area for manage-

ment as a residential bushland suburb; 

(b) to examine various approaches to the management and control of 

development in bushland settings in order to determine their 

applicability to the Fern Tree situation; 

(c) to determine the bio-physical limitations to residential 

development in the area; 

(d) to estimate the pressures for development in the Fern Tree 

area; 

(e) to discover the views of residents and landowners with respect 

to Fern Tree and its future; 

(f) to identify existing political and administrative factors 

affecting development in the Fern Tree area; and 

(g) to integrate the above data and information with a view to 

establishing appropriate management options and actions for 

future development in Fern Tree. 

The remainder of this report attempts to achieve these objectives. 

Chapter Two examines a range of existing methodologies for land-use 

management and control which relate to problems experienced in non-

metropolitan settings and draws on the techniques to formulate a 

methodology applicable to the Fern Tree study. 	This methodology 

requires the gathering of bio-physical data and an assessment of the bio-

physical limitations which ought to be imposed on residential development 
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(Chapter Three). 	Data gathered on characteristics of the resident 

population, as well as information on the attitudes of the landowners to 

	

'Fern Tree and its future development, are included in Chapter Four. 	A 

further determinant for future residential development in Fern Tree is 

the political and administrative climate in which planning for the area 

occurs; Chapter Five discusses these matters. 	Chapter Six assesses all 

of the information gathered and formulates criteria for determining the 

suitability of certain areas within Fern Tree for residential development. 

Using these criteria, planning options and actions designed to aid the 

management of Fern Tree as an environmentally stable residential 

bushland suburb are provided. 
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2.1 	INTRODUCTION 

The allocation of land amongst different uses is the basis of the urban 

fringe conflict. 	Resolving the allocation problem can involve a whole 

spectrum of human activity and organisation. 	The complexity of solving 

land-use problems arises from the often limited understanding of bio-

physical processes, urban expansion, land allocation criteria and the 

political and administrative framework within which planning must 

operate. Additional factors contributing to the allocation problem are 

constraints Imposed by time and budget on planning authorities, together 

with the land market forces operating and the private ownership of land. 

The practical problems of land-use management add further to the 

complexities of effective allocation of land. 	These problems often 

combine to deny the responsible authority the luxury of developing a 

-logical framework for addressing particular land-use planning issues. 

The need for an adequate data base, the need to foresee problems before' 

they occur, the determination of appropriate environmental goals and the 

effective allocation of resources are problems which planners often lack 

the time to consider fully. 	Also, the pressures of dealing with day-to- 

day business prevent the planner from assessing the implications or 

suitability of land-use proposals for particular areas, or their impact 

on neighbouring regions. Nonetheless, the planner has been described 

as the master anocator of resources l . But this is hardly an apt 

description given that planners are ill-equipped to make decisions 

reflecting this overall planning view. Hence, the professional role of 

planners as resource allocators is less than adequate. 

The increasing demands for planning authorities to apply more 

professional skills to land-use management have shown that new 

methodologies need to be developed for the study of the complex land 

allocation problem. 	This new research, unlike more traditional studies, 

has to have a wide view of planning. This view requires an under-

standing of bio-physical processes, of socio-economic implications of 

land-use decisions and of political and administrative options for land- 
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use planning. In addition to these types of information, effective 

planning requires sensitive and imaginative consideration of the needs of 

people. . For example, the success of planning .proposals will largely 

depend on information about:the - bio-physical nature vt-the land, the 

socio-economic implications -on the area and its .users and on -neighbouring: 

districts, the needs of people who use the area and the administrative 

means by .which a plan can-be achieved. 

A prerequisite for developing a methodology which has to work with 

complex land allocation problems is to consider the following points in 

the local context: 

(a) the nature of the land-u8e_problem7to - be studied; 

(b) other methodologies-whichhavebeen 4eveloped,to study- similar-

land-use-conflicts, --,andt.heir effectiveness; .4,-.. 

(c) the availability, of information relevantto the study;- 

(d) the administrative level at which theTroblem-solving -will be 

directed (that is, - whether-the . problem ,will be solved.by ... 

individuals, by the-local_community; by-local- government or by 

state-or regionalbodies). 

This thesis is directed towards z particular land-use conflict in the 

urban fringe -of-Hobart-and, in doing-sthis,::recognises that there are 

furtherproblems - whichzrise7in this urban - fringe complex. Allocation 

of land in the urban fringe; over -andabove-the complexities of land 

allocation in-generaL _involves problems related to the lack of concern 

in the past for the- value of retaining-the bushland-resources. Many 

bushland outer-suburbs Shave -received,little-planning_consideration 

throughout their development. Severalreasons_which may account for 

this include the fact that those people who choose to live in such areas 

do so because of the remoteness of the bushland settings from the inner 

city. Hence, the bushland suburbs are likely to be in areas which do 

not demand a great deal of attention from planning authorities heavily 

occupied by considerations of high density urban developments. 

With these additional problems in mind,-it is important, in developing 

a methodology for managing residential development in a bushland setting, 

to direct it towards obtaining a concept of how best to manage the area 

so as not to detract from bushland features within it or resources near 
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to it. To do this, a study including the following types of information 

is needed: 

(a) :an adequate knowledge-of the bio-physical=nsture of the area;- 

(b) a concept of.. the future land-use in the area, both in local 

and regional contexts; 

(c) a knowledge of- communityTreferences-and the effects of 

different land-users on spatial options available to them; 

(d) a,good;understanding of the planning strategies-of the area 

and thosemhich-could be;applied-' 

In recognising that mostcities ,..growand it is the urban fringe which 

is absorbed by the urban.spread,Ailanning-shoulthbeldirectedztowards - 

incorporating natural features -,.._sOch-as.r:bushland;=Mater-resources -and 
aesthetic attributes,- intotheimpendInvurbanaystem-,- - -The community'as 
a whole could then benefit from such-an environment. To do this does 

not simply require .the regulation of subdivision or zoning (the full 

extent of planning for such areas at present) but - requires a new planning 
_approach. - This thesis ,suggests.that the problems:-of current planning-in 

bushland-suburbs-havebeen-overlooked and-are worthy -ofspecific planning - 

tools in addition to those In-current use. 

2.2 LAND-USE ASSESSMENT AND THE CONTROL OF DEVELOPMENT IN 

• 	NON-METROPOL1TAN'AREAS 

2.2.1 The Development of. Planning Approaches 

Few studies have been-specifically - directed-at managing residential 

development in_bushland areas in -Australia.---There are many studies, 

however,-which--have addressed the general problems cd land-use management 

in metropolitan and non-metropolitan areas. 	The approach to the 

management of the development of areas bordering large urban complexes 

has usually involved some broad land development control involving zoning 

and the control of subdivision. 	In some cases, a form of land-use 

assessment has been applied to - assist in determining these broad-scale 

controls. 

This study , is more specific:In - that. it deals.with. the small area of 

Fern Tree on the edge of metropolitan Hobart, and-the land-use problems 
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associated, with residential development in this bushland suburb. 

However, elements of land-use assessment techniques and development 

controls are required in any attempt to manage land-use in such an area. 

It is necessary, then, to examine both the development of planning 

processes applied to the urbanisation of non-metropolitan land and to 

select particular types of controls in devising appropriate management 

techniques_ and methods for bushland settings. 

In general, urban fringe land is available for the gradual expansion 

of the urban conglomeration and is perceived as the region with the 

greatest potential for residential development. 	Alternatively, the 

urban fringe is the edge of the rural production system which gradually 

retreats as the urban complex expands. 	J.F. Buckley has described some 

of the problems and tensions which led to the need for planning control 

in such regions. He described the early approaches to planning as the 

need to control the indiscriminate subdivision of rural Lands 2 . From 

this beginning, a variety of techniques and methods to control different 

land uses in near-city areas has emerged. While an evolutionary 

sequence in the development of planning controls can be detected, 

- beginning with non-specific planning schemes through to the use of bylaws, 

all of the processes which have evolved still have application in 

particular circumstances and may still be used in combination to achieve 

different scales of land-use management. 

Planning control of rural subdivision was first attempted through the 

Interim Development Order. 	Planning documents resulting from this form 

of control were, on the one hand, often written in very rigid terms to 

maintain a prevailing status quo, .or, on the other hand, were so flexible 

they were easily undermined because of their lack of specific directions. 

The first permanent form of Interim Development Order has since been 

described by planners as blanketing. 	This meant that all uses and 

development of land were subject to consent by the responsible planning 

authority. 	It did not mean, however, that all development could be 

halted, as the restrictions applied could be appealed against. 

Consequently, this form of control often proved of little use. 

The next planning phase grew in response to the need of councils for a 

more certain degree of control and took the form of the setting of 

arbitrary minimum lot sizes. 	These were simply written into the Interim 
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Development Order. The disadvantages of this form of development 

control have since been recognised. 	The minimum lot sizes tend to 

become maximum lot sizes resulting in land being subdivided accordingly, 

despite the capability of the land-and its potential use for different 

purposes. The resultant subdivisions have been described as being semi-

rural slums 3  and can be seen in many parts of Australia. 

More recent attempts to control development in non-metropolitan areas 

include agricultural or large lot zoning. 	This method is currently the 

most commonly used form of development control in non-metropolitan 

Australia. 	One suggested theory for this type of development control is 

that the cost of larger lots would discourage purchasers and reduce the 

development pressure 4 . 

The residual land is regarded as being held temporarily in an 

undeveloped state to be released at some later stage for development. 

The inherent problems associated with this theory, particularly in 

areas under development-pressure, lie in deciding what land to release 

and when to release it, and also how to regulate the release of large 

areas purchased-for future speculation. Legal challenges by developers 

concerning such releases have reduced the effectiveness of the method. 

In some parts of Australia, it is now realised that rural zoning has 

too many such pitfalls. New approaches to development control in non-

metropolitan areas are emerging, and this need for new approaches has 

been recognised for some time in other countries. 	In Canada, for 

example, a socio-economic approach to land-use planning has been 

proposed s . 	The application of the open space system in Stockholm demon- 

strates that urbanisation may co-exist with a natural environment rather 

than displace it 6 . 	In the United States, an ecological approach or, as 

it is referred to, a design with nature, has been developed by McHarg 7  in 

an attempt to prepare land-use plans which do not destroy the ecological 

balance in nature. 	To achieve this, McHarg developed a map overlay 

technique s  which has subsequently been used in studies in Australiag. 

This recent broadening of planning approaches has developed partially 

in response to people becoming more certain of what they wish to achieve 

through planning. The Brandywine Plan in America was an example of an 

ambitious attempt to develop a politically acceptable way to protect 

water resources, and thus much of the natural character of an area under 
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considerable pressure for urban expansion, while still providing for a 

certain amount of growth 10 . Many other planning approaches have 

resulted from pressure applied by local community groups concerned with 

the future of their local areas. 	Many people want-to control residen-. 

tial development because they recognise the dangers unrestricted 

development might have on their own freedoms. One such approach -is the 

development of the Residential Conservation Zone ll , a concept applied by 
a group of landowners in Melbourne's urban fringe to conserve remaining 

bushland areas by managing the areas by themselves. In a small district 

on the outskirts of Brisbane, Queensland, the citizens formed the Rural 

Environment-Planning Association l2 which undertook an assessment of the 

total resources of the district to identify opportunities and constraints 

for enlightened development, and provide a basis for a Strategic Plan. 

Arising out of these more-definite desires are conflicts when people want 

different things at the same time. This is most obvious where different 

groups within the community -want to use their land in different ways. 

This could be a problem in the operation -of a Residential Conservation 

Zone. 	Such a planning scheme sets out a method by which residents can. 

manage the land with a view to conserving remaining bushland through the 

Imposition of restrictions on land-use. 	Should some people subsequently 

want to use the undeveloped land for further subdivision or for 

agricultural purposes then there will arise a requirement for the - 

resolution of conflict; hence, landowners would have to agree to some 

` form of involvement and administration by the local planning authority. 

This problem has been recognised in the planning provisions for a 

Residential Conservation Zone 13 . 

Local governments have responded to the growing demand for more 

effective planning either by creating a planning authority for their own 

needs or by using the State Planning Authority in an attempt to meet the 

particular needs of their own regions. 	Several planning authorities 

which have so evolved, and the planning schemes they have developed, have 

become well known. 	The Western Port Regional Planning Authority is one 

example of an authority established by the State Planning Authority: it 

became obvious that, if past trends continued and steps were not taken to 

curb development and conserve the natural resources of the Mornington 

Peninsular 14 ,many more conflicting situations would arise and impede the 

harmonious functioning of that area. 	In Tasmania, the Tamar Regional 
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Master Planning Authority was formed by its constituent Municipal 

Councils. 	Its objective was to guide the development and promote the 

potential of the Tamar region in a way which would create a balance with 

the preservation of features of the natural environment. 	Thus the Tamar 

Regional Development Plan was formulated 15 . 	The Tamar Regional Plan was 

accepted by the community mainly because it was not a Statutory Plan and 

does not impose restrictions on land development. 

With this increase in the amount and scope of land-use planning in 

recent years has arisen the need to recognise several phases of land-use 

planning. 	From the copious literature published-on broad land-use 

issues, three major phases of land-use planning which require attention 

have been identified by planning_authorities. These are: 

(1) the assessment of -land for particular uses; 

(2) the formation of measures for controlling development; and 

(3) the need for remedial action to rectify planning mistakes 

which occurred in the past. 

2.2.2 Selected Techniques Available for the Three Phases 

of Land-Use Planning 

Several studies have been selected as examples to illustrate the variety 

of approaches currently being employed by planning authorities and other 

bodies in each of the three phases of land-use planning, and to show the 

interrelated nature of each phase in the development of planning schemes. 

(1) Land-Use Assessment Techniques 

The need for land-use assessment has, in recent years, been recognised as 

an integral part of land-use planning. Land-use assessment determines 

the capability of the land "to sustain particular developments and 

provides a means for evaluating the options being promoted by different 

interests. 	Several different approaches to land-use assessment have 

been developed. 	The following selected examples illustrate a range of 

approaches in non-metropolitan Australia which prove relevant to the Fern 

Tree methodology outlined in Section 2.3. 

The Soil Conservation Authority of Victoria has developed a 

comprehensive methodology for assessing land capabilities 16 . 	As has 

been suggested, the knowledge of the capacity of land components to 
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accommodate particular uses to which they may be put is a fundamental 

requirement for land-use planning". Though no economic, social, 

political or cultural aspects are included, a wide range of environmental 

features (for example, slope, soil analyses, climate, vegetation, 

geology) is considered and provides the information for determining the 

bio-physical suitability of land components for particular land-uses. 

Land-use assessment techniques more directed at meeting the needs of a 
community have also been attempted. 	A study of the socio-economic 

implications of changing land-use formed the basis for a study of 

Melbourne!s near city farming communities 18 . 	The methodology employed 

in this study was developed around obtaining a knowledge of the commercial 

viability of farming in an area of rural subdivision. The aim was to 

gather information enabling the formation of a planning scheme which 

would assist this farming community to retain economically viable farm 

units. 	The •different perspective of this study provides an added 

dimension to land-use assessment not seen in the bio-physical assessment 

technique. 

Several studies undertaken in Australia have attempted a more multi-

disciplinary approach to land-use assessment. 	One such study was 

conducted in the Dandenong Ranges - part of Melbourne's semi-natural 

bushland surrounds 19 . 	The approach taken was to define the problems 

associated with residential development in the Dandenong Ranges from 

physical, socio-economic, political, emotional and cultural points of 

view. 	From the assessment of these aspects of the problem, a revised 

land-use planning scheme was recommended. 	This scheme was aimed at 

reducing the detrimental impact of urban expansion in the near city 

bushland environment. 

Public involvement has recently been referred to by many researchers 

and planners as an important ingredient in land-use assessment, 

indicating a further dimension for consideration. One particular author 

has concluded: 

People should be able to say what kind of community they 
want and haw it should develop; and should be able to do so 
in a way that is positive and first hand. It matters to us 
all that we can influence the shape of our community so 
that the towns and villages in which we live .?  work, learn 
and relax may reflect our best aspirations.0 
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Another writer 21  believes there is little doubt that public participation 

in land-use planning decisions will increase as planning increasingly 

becomes an integral factor of community life. However, no evidence is 

as yet available to support his statement. 

How to cope with the more specific problems of rural subdivision in 

small rural municipalities which have little, if any, expertise in land-

use assessment provides an opportunity to develop a methodology directed 

towards solving this particular problem. 	In response to this dilemma 

faced by many local councils, the National Capital Development Commission 

(NCDC) set about establishing a methodology for land-use assessment aimed 

at controlling rural subdivisions 22 . 	This methodology enables a 

Structural Plan to be developed which is based on socio-economic, 

physical, political and cultural criteria. A Structural Plan differs 

from prescribed Planning Schemes and Interim Development Orders in that 

it is not a legal document; Rather, it enables the use of these legal 

documents to achieve its aims 	It is therefore put forward as . a device 

which local councils can use and which is flexible, in that opportunities 

which arise within the municipality can be_assessed and, if desirable, 

can be accommodated by adjustments to the plan. 

The Structural Plan provides an alternative to the current land -use 

planning practices in Australia of imposing land-use needs on the 

environment by means of zoning. 	The value of a methodology putting 

forward such an alternative should not be disregarded even though, as 

this methodology was developed in the Australian Capital Territory's more 

controlled planning environment based on leasehold land tenure, there 

will be complications in extending this approach to the more diverse 

systems of land ownership seen in other parts of Australia. 	Another 

approach has recently been devised by the Commonwealth Scientific and 

Industrial Research Organisation (CSIRO) to assess land-use on the South 

Coast of New South Wales 23 . 	This methodology was aimed at comprehensive 

regional planning - comprehensive in this sense being taken to mean 

focussing on a range of land-uses. The steps in this methodology are 

described in Figure 5. 	The authors of this methodology point out that, 

other than a backward and forward flow between steps, in practice there 

is also likely to be a considerable iteration within steps. 	The logical 

approach to defining the study and the emphasis on the development of a 

technique for assessing the bio-physical, socio-economic and planning 
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FIGURE 5 
Steps in a Suggested Methodology for Regional 

Planning *  

t 
Nominate rules for excluding unacceptable land uses 

4$ 
Collect data for implementing exclusion rules 

1 
Combine exclusion rules to specify land use options 

Nominate policies for specifying preferred land use 

Identify planning region, parties and land uses 

Specify spatial framework for data collection and planning 

Collect data for quantifying land use policies 

Specify preferred land use by 'creep linear programming 

Specify permitted land use 

Specify implementation program 

Re - plan at intervals 

* See Reference 23 
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aspects of land—use planning in the study area reflect the need to under-

stand the problem under investigation and to assess appropriate land—uses 

from a multi—disciplinary point of view. 	The logical approach in 

setting out such a methodology, though it has not as yet been applied 
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beyond the region of the New South Wales coast for which it was 

originally conceived, does aim to cater for this type of land-use assess-

ment in other regions whether they be smaller or larger than the one for 

which it was designed. What is most important to note from these new 

approaches is that land-use assessment techniques have stimulated, 

through the gathering of relevant information, the formulation of many 

more innovative methods for controlling residential development in non-

metropolitan areas. 

(2) Some Recent Approaches to Controlling Residential Development 

in Australia 

Some modifications of the basic large-lot or agricultural zoning idea 

mentioned earlier in this section have recently been postulated. These 

modifications, for example, include the formation of several other 

smaller zones, such as residential zones and conservation zones, within . 

the larger rural zone 24 . 	These new zones are designed to meet the 

genuine demand for small residentiallots,or to conserve certain features 

of the landscape. 	It has also been suggested that, within the rural 

zone, -zoning ordinance standards could be-directly related to soil type 25 . 

This would facilitate setting minimum lot sizes which would be based on 

soil type rather than being arbitrarily chosen as is the current practice 

in most planning schemes. 	For example, the lot size could be determined 

on the basis of the soil being suitable for septic tank absorption in 

residential areas, or for a productive farm unit in agricultural areas. 

The following two approaches to controlling development require a 

comprehensive understanding of the physical nature of the land and its 

capability to accommodate residential development of different densities. 

The first of these is termed Hamlet Development and is being attempted in 

part of Victoria's Dandenong Ranges. Three types of Hamlet Development 

have been proposed 25 , all of which are basically designed to locate 

development of varying densities in those areas shown by land-use 

capability studies to be suitable for such development. 	This can be 

done in a number of ways, the most common of which is by offering the 

developer an incentive (generally allowing a higher density of develop-

ment than otherwise permitted in the planning scheme) in return for 

siting the development where the planning authority stipulates. 	The 

residual land left undeveloped in favour of the new site, having its 
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development rights already used, is then left in agricultural use, as 

bushland, or for public parkland. 

The second of these planning controls is termed Cluster Development 27 . 

This is being attempted at Traralgon, Victoria. 	In this instance, 

within the subdivision proposed, the prime development sites, determined 

through land capability studies, are developed forming clusters of 

development. 	The residual land, left after the subdivision, is kept in 

its natural state as common property for the enjoyment of the residents. 

An advantage of the Hamlet Development concept over Cluster Develop-

ment is that conventional titles can be used, there being no need for 

special cluster titles. 

The following type of development control is again innovative in that 

it is in response to the particular needs of a sector of the community 

and reflects their desire for involvement in land-use planning and 

decision making. 

, This development control is based on the Residential Conservation. 

Zone 28 . 	It is envisaged that this zone will enable the landowner or 

group of landowners to manage land with the overall objective of ' 

conserving the natural environment. 	To achieve this objective, the 

majority of landowners and residents in the zone must agree to reasonable 

conservation-oriented restrictions administered by the planning authority 

of the area. 

The Residential Conservation Zone, through its attempt to manage 

residential bushland for conservation by placing restrictions on land-

owners, will undoubtedly conflict with the wishes of many of them. 	This 

method of control would be inappropriate in areas where either landowners, 

the planning authority, or both, would be unwilling to co-operate. 	It 

is only applicable under special circumstances where both groups are 

dedicated to bushland conservation, even at the expense of being more 

restricted in what they can choose to do with the land. 

(3) Rectifying Inappropriate Subdivisions of the Past 

To some, an easy solution to the problem of rectifying inappropriate 

subdivisions would be for the Government to purchase these lands. 	This, 

however, is impracticable where large subdivisions are involved. 	The 

Government will only acquire small areas of land, if any at all, for a 
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number of reasons. 	Some of these are that funds would never be 

available, there would be a shortage of staff required to manage such 

areas and such an approach would conflict with community standards of 

equity29 . 

The question to be asked is: What can be done to rectify mistakes 

made in the past through the inappropriate development of certain lands? 

Few studies have addressed this problem, but one attempt to answer this 

question is currently being implemented in Victoria's Gippsland Lakes 

area". Again, this attempt reflects the need for land-use assessment 

to solve the problem. 

In the past, a 22.km stretch of land was subdivided into small allot-

ments, many of which were on sand-dune areas with some allotments even 

located below the high tide mark. 	Each of these .blocks was individually 

owned and the owners expected to -be able to either build on the land or 

sell it at some profit sometime in the future. The first step in 

solving the problem was-for the-Town and .Country Planning Board to freeze 

the blocks with quite specific prohibitions on development. 	The land 

was placed In a situation where the freehold owner was not able to 

develop his land and, as a consequence, not able to sell it. 	The Town 

and Country - Planning Board, together with the Ministry of Conservation, 

the Soil Conservation Authority and several other Government bodies in 

Victoria, initiated a programme to assess the land capabilities of the 

area. 	On the basis of this analysis a calculated density of housing was 

determined. 	Following this assessment, a scheme was developed on a 

co-operative basis -with the property owners and the planning authority 

(in this case, the Town and Country Planning Board) whereby the land was 

re-subdivided in a manner to comply -with the new housing density 

calculated for the area. 	These new blocks were to be subsequently 

placed on the open market 31 . 	This type of co-operation between Govern- 

ment and private landowners revolves around the Government's acting as an 

agent on behalf of the property owners and therefore being able to 

amalgamate titles, restructure and sell the land in question on behalf of 

the landowners whilst providing them with dividends resulting from the 

proceeds of the land sale. 

The major points which are relevant, in principle, to the Fern Tree 

methodology include the recognition that these mistakes are seen as being 
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retrievable and that some methods for rectifying them are available. 

Also, to be able to carry out such a programme, co-operation is required 

between private landholders and government authorities. 	What is most 

encouraging is that these attempts have enabled past inappropriate 

development to be retrieved in order to prevent further degradation of 

the environment. 

2.3 	A METHODOLOGY FOR MANAGING RESIDENTIAL DEVELOPMENT IN THE BUSH- 

LAND SETTING OF FERN TREE ON THE URBAN FRINGE OF HOBART 

Many of the methodologies described in the previous section are examining 

the large-scale problems of regional land-use planning and, in so doing, 

are assessing the suitability of defined land units within a broad region 

for a range of different land uses. This is particularly evident in the 

land capability studies carried out by the Soil Conservation Authority of 

Victoria 32 and the regional land-use study of the South Coast of New South 

Wales undertaken by the CSIR0 33 where complex methodologies were developed. 

Other studies, although concerned with more specific problems in smaller 

areas (for example, the conservation plan for the Mornington Peninsula 34  

and the growth Plan of the Albury-Wodonga area 35 ) have also dealt with a 

wide range of land-uses. 

The study concerned with managing residential bushland development in 

Fern Tree is much more specific than any of those above-mentioned studies. 

As a consequence, the methodology for this study is directed much more at 

the specific development problems of the area. 	It does, however, draw 

upon features of the studies described previously and, in so doing, 

identifies the following four stages which form the basis of the 

methodology: 

Stage 1: 	Defining the study. 

Stage 2: The collection and analysis of data. 

Stage 3: Describing development opportunities and constraints. 

Stage 4: Providing options and actions for managing develop-

ment in a bushland setting. 

A diagrammatic representation of these stages and their interrelated 

nature is given_in Figure 6. 
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FIGURE 6 
The Four Stages in the Fern Tree Study Methodology 
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A component of the study which does not conveniently fit into any 

stage, but rather is an integral part of all stages, is that of public 

involvement in the planning process. As previously mentioned, public 

involvement in planning is becoming an important component of land 

management. This involvement has largely developed in response to 

development pressure. Within communities in areas under considerable 

pressure for development, public involvement has become particularly 

evident through the formation of pressure groups actively expressing 

their views on development questions. 	Therefore, it is important in 

this methodology to include public attitudes, opinions and desires as 

well as any knowledge they may have of the area, for the reasons stated 

above. 

Many different techniques are available for involving the public in 

the various levels of planning; each approach having a varying degree of 

success depending on the community and the method by which it is applied. 

Many of these approaches have been reported by Vindasius 36 who also 

described the success of these approaches in order to identify the 

lessons which can be learned from them for future public involvement 

programmes. 	Some of these techniques are surveys, workshops, forums, 

public meetings, information and identification of local leadership. 

2.3.1 Outline of the Stages in the Methodology 

Stage 1: Defining the Study 

This is possibly the most difficult and yet most important stage in any 

study and should be completed prior to actually commencing any data 

collection or analysis. 

Defining the study is dependent on many things of which the 

availability of time, finance, data and expertise form an integral part. 

Limitations in any of these should be taken into account in the study 

definition to ensure the study, as defined, is viable. 

This stage is an integral part of all the land-use studies which have 

been examined and, for the purpose of this methodology, three major tasks 

have been identified: 

(1) defining the level at which the problems will be addressed; 

(2) defining the aim and specific objectives of the study; and 
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(3) defining the boundary of the study area. 

The Fern Tree study is directed towards the particular development 

problems of that area and methods which may be appropriate for 

alleviating them. 	These methods may require some changes in existing 

planning strategies. 	Specific objectives of the study are therefore 

directly related to the level at which the problem has been conceived. 

There are many ways to define the boundary of the study area, for 

example, by physical features such as the visual catchment and landscape 

units, by political or administrative boundaries such as local government 

areas, statistical divisions or the less frequently used boundaries based 

on socio-economic characteristics of the area. These boundaries may be 

related to, for instance, population density, major occupation types and 

type of utility services. 

Stage 2: Data Collection and Analysis 

In order to assess the suitability of particular forms of development, 

there are three main areas from which information must be obtained. 

These are the bio-physical, the socio-economic and the planning and 

administrative fields. 	The following lists of information required 

under each of these headings were derived from the methodologies pre-

viously mentioned in Section 2.2. 

(1) Bio-physical data requirements: 

The types of data to be collected here include information on the 

vegetation, topography, landscape, geology, soil, slope, climate, wild-

life and land-use. 	The analysis of this data requires maps and 

documentation covering natural and built features of the environment. 

Each of these areas of data collection is required to determine the 

impact of development. 	This may be. done by a technique similar to that 

described by the National Capital Development Commission (NCDC) 37 combined 

with land capability assessments 38 and the map overlay technique devised 

by McHarg 38 . 	This type of data is important because it indicates the 

physical area constraints to certain types of landuse within a given 

study area. 

(2) Socio-economic data requirements: 

A definitive list of information needs for socio-economic data gathering 

is far less easily derived than for the bio-physical data requirements. 
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Few methodologies concentrate on this aspect of land-use assessment. 	A 

list, however, has been derived largely from the CSIRO methodology on 

socio-economic inventory techniques 40 and includes location and access in 

relation to urban centres, land tenure, population structure, infra-

structure and private property land-use predictions. Furthermore, 

knowledge of community land-use preferences, knowledge of a community's 

perception of the environment and the degree of community involvement in 

planning are also included. 

This is .a highly demanding information requirement and may have to be 

modified depending on circumstances. The importance of collecting data 

of this type is revealed through the additional constraints to develop-

ment imposed by such data. 

(3) Planning and administrative data requirements: 

The types of information required under this heading include: 

(a) a knowledge of all authorities with responsibilities in the 

study area; 

(b) an understanding of the activities and attitudes of these 

authorities with respect to management and control of develop-

ment in the area; 

(c) a familiarity with all planning schemes which affect the area; 

(d) an understanding of the development control processes actually 

operating; 

(e) a knowledge of development controls that could be applied in 

the area in the current administrative framework. 

Much of this information is obtainable through local, regional and state 

planning authorities and is an ingredient of all land-use studies as it 

provides political and administrative constraints to development. 

Stage 3: Describing Development Opportunities and Constraints 

This stage is undoubtedly the most complex in the methodology. 	It 

involves the bringing together of the relevant bio-physical, socio-

economic, political and administrative data previously gathered to relate 

the results obtained to the aims of the study. 

The development opportunities and constraints of the study area are 

best described through the use of a map or series of maps showing sites 

suitable for development and accompanying documentation indicating the 

extent and types of development concluded from the study as desirable. 
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A statement of the feasibility of this development in the present 

planning and administrative climate should also be provided. 

The map(s) and documentation should be presented in such a way as to 

enable: 

(a) areas suitable for development to be defined; 

(b) the extent of future development to be determined; 

(c) suggestions for the types of development which would be 

appropriate; 

(d) assessment of the current planning and development control 

processes in managing development in the study area. 

From this information and presentation, a description of a future 

development perspective would be forthcoming. This perspective should 

deal with such things as preventive planning to avoid developments which 

might, at some later date, cause concern in the area, remedial planning 

to rectify some previous planning or development mistakes and to ensure 

areas of value, be they educational, cultural or environmental, are 

preserved. 

These are all vital components in the management of residential 

development in bushland areas. 

Stage 4: Providing Options and Actions for Managing Development in 

a Bushland Setting 

This, the final stage in the methodology, will provide the directions and 

recommendations for managing residential development in a bushland area. 

Some of these directions and recommendations are directed towards the 

local planning authority, which may incorporate them into its existing 

planning scheme for the study area. 	For this to be possible, the 

directions should be given in such a way as to ensure they could be 

readily applied in solving particular problems in the area. 	Others will 

be included which will be directed more towards the community in general 

with respect to the future of development in bushland areas which are 

under pressures created by nearby urban complexes and their need to 

expand. 	An integral part of all four stages in the methodology is 

public participation. 	This participation is essential in that it 

ensures the problems identified in the area reflect those experienced by 

the community. Also, members of the community may be able to provide 
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information on the bio-physical nature and the political and 

administrative climate of the area, and their involvement is essential 

for gathering socio-economic data. 	Through their participation, land- 

use options in the final analysis will be acceptable to the community as 

a whole. 

2.3.2 Applying the Methodology 

The methodology described above was developed with the Fern Tree study in 

mind. 	However, the four stages outlined have been presented in an 

idealised form compared to those actually achieved through the study. 

This was mainly because it only became clear as the study progressed 

which types of data and conclusions drawn from that information were most 

relevant. 

Some components of the above methodology had to receive the major 

attention and not all of the components put down for completion could be 

accomplished. 	This resulted from the limitations in available data and 

from the fact that some aspects were too difficult to complete in the 

Fern Tree situation due to the physical nature of the area and the 

limited availability of expertise. 

Public involvement in the study was initiated firstly by informing the 

Fern Tree residents and landowners of the study and its aims. 	This was 

done by letter. 	This letter also invited people to feel free to provide 

any information they had which they felt might be useful to the study. 

The second technique employed was a survey of landowners. 	This 

attempted to gain an indication of landowners' attitudes, desires and 

level of the community involvement which existed in Fern Tree. 

Finally, throughout the study, the number and purpose of public 

meetings in Fern Tree were recorded in an attempt to assess levels of 

involvement and concern for planning which existed in the community. 

Also, through discussion with council planning employees, a further 

indication of this level of involvement was obtained. 

In application, the data compiled on the bio-physical characteristics 

of the Fern Tree area emphasised the topography, surface geology, 

suitability of soils for septic tank adsorption fields, slope, vegetation 
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and land-use, whilst engineering geology, landscape evaluation, wildlife 

and climate were treated in a more generalised manner. 

Data related to the socio-economic characteristics of the Fern Tree 

population emphasised information relating to population, age, income and 

occupation, changes in population size, land tenure, private property , 

usage and, to a lesser extent, landowners' attitudes to development, 

land-use preferences, perception of the Fern Tree environment and 

community involvement in planning. 

The planning and administrative data collected were primarily of the 

type which described the current planning scheme and, to some extent, 

assessed the impact of this scheme and the attitudes of the Hobart City 

Council to development control in Fern Tree. 

Descriptions of the development constraints and opportunities and the 

directions and recommendations of the study (Stages 3 and 4 of the 

methodology) were completed. 	They provide useful additional knowledge 

on how to manage residential development in Fern Tree, and also further 

the understanding of some solutions to the problems of urban expansion 

into bushland settings. 

Many different data sources were used in the study. 	These sources 

came from two major areas and include: 

(1) Official data sources: 

(a) published statistics; for example, census data; 

(b) unpublished statistics; for example, unpublished census data; 

(c) records of local administrations; for example, rate files and 

planning schemes. 

(2) Unofficial data sources: 

(a) surveys of landowners; including both resident and non-resident 

landowners, using interviews and mail questionnaires; 

(b) interviews with people having special knowledge of the area; 

for example, officials and interested groups; 

(c) comments at public meetings; 

(d) field observations and measurements, including soil analysis, 

vegetation studies and land-use; 

(e) literature such A other studies in the area and relevant 

literature on other such studies; and 



(f) use of aerial photographs. 

The remaining four chapters of this report describe the results of 

applying Stages 2, 3 and 4 of the methodology to the Fern Tree area. 
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CHAPTER THREE 

BIO - PHYSICAL FEATURES OF THE FERN TREE AREA AND 
THEIR IMPLICATIONS FOR RESIDENTIAL DEVELOPMENT 
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3.1 	INTRODUCTION 

The identification of bio-physical features is an integral part of the 

process of formulating development control plans. 	Economically feasible 

development may need to be modified in the interests of conserving note-

worthy bio-physical features, or because of bio-physical site limitations. 

Therefore, in order to make such decisions it is necessary to have a 

careful assessment of these attributes. The development of control 

plans must also be assessed in the broader perspective of how they relate 

to the total urban system. In this context several questions are 

pertinent. 

(a) Does the area have bio-physical features that are either 

unique or noteworthy, which are not found throughout the 

remaining urban area? 

(b) Are there bio-physical features of the area which are of 

importance to the wider urban community, not just residents 

of the area? 

(c) Do bio-physical features of the area enhance other areas on 

the outer urban fringe? 

This chapter assesses the bio-physical features of Fern Tree from two 

different perspectives. 	Firstly, it identifies those natural and man- 

made features which limit the use of some pieces of land for residential 

development. Secondly, in accordance with the three questions raised 

above, it describes the bio-physical features which are important 

attributes of Fern Tree as part of the urban fringe of Hobart. 

3.2 LAND-USE IN THE FERN TREE AREA 

Descriptions of land-uses which have occurred in the past and those 

which exist now in Fern Tree enable a sequence of development through 

time to be formulated. 	This is important for obtaining the background 

to existing development patterns and is particularly relevant because 
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certain land uses exclude other uses and, in so doing, limit residential 

development in the area. 

There are no published accounts of the historical development of the 

Fern Tree area. 	There are, however, several general texts from which 

information has been extracted to provide a description of the major 

land-use changes that have occurred in the Fern Tree area since the 

settlement of Hobart in 1809 1 . 

The Fern Tree area was used, though only to a limited extent, for 

recreation pursuits in the early days of Hobart's settlement. 	The 

abundant sources of wood, fresh water and stone near to Hobart did not 

require people to move as far afield as Fern Tree for such necessities. 

However, as Hobart expanded, these near resources became depleted and 

other areas, such as Fern Tree, became the source of these requirements. 

At this time, the Fern Tree area was also used for hunting and, to a 

lesser extent, the grazing of sheep and cattle. 

During the latter part of the 19th century, the Fern Tree area was 

more intensively used as a result of the increasing needs of the growing 

metropolis of Hobart, the most prominent uses being forestry and as a 

water supply area. 	As part of this water supply system, a network of 

cast-iron pipes and freestone troughing was constructed between 1853 and 

1873 2  to many of the mountain streams in the area (Plate 9). 	Many of 

these pipes are still in use today and remain a focal point of many 

recreation visits to the area. 

Quarrying also became quite extensive in the area during the late 

19th century and early 20th century. 	Remnants of many old quarries are 

still evident today 3  and one quarry is still in limited use to the 

present day (Plate 10). 

Due to the rugged terrain and the generally infertile soils of the 

Fern Tree area, little agriculture could be carried out. 	However, 

particularly at lower altitudes, some berry crops, orchards and a small 

amount of grazing were the main agricultural uses of the land. 	Very 

little agricultural activity still exists today, as is shown by the 1976 

Census which recorded only four rural dwellings in the area. 

Recreation has been a consistent land-use in the Fern Tree area since 

white settlement. 	This is most probably due to its situation en route 
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to Mt. Wellington, a major focal point of many recreational day trips 

from Hobart. 

Residential development in the. FernTree area was first associated 

with recreational pursuits of Hobartians. The earliest form of 

residential development occurred in the latter part of the 19th century 

in the form of weekend huts. These huts were perhaps symptomatic of 

the limited range of transport during that period. Later, such develop-

ments were prohibited on much of the eastern face of Mt. Wellington due 

to the designation of the Mountain Park in 1906. After this time, huts 

were mainly concentrated near the Park boundary, now known as Pillinger 

Drive. As Hobart expanded and .the means of transport improved, many of 

these huts were converted to permanent residences with only .one weekend 

hut remaining by 1960.5  

The existing land-use pattern and associated limitations to 

residential development of the Fern Tree area are shown in Figure 7. 

The four main land-uses, at present, are water catchment, recreation/ 

conservation, residential development and privately owned vacant land. 

Several other minor uses also exist; for instance, hobby farm agriculture 

and quarrying. 

Residential areas exist mainly in ribbons along the three major roads 

in the area: Pillinger Drive, Huon Road and Summerleas Road. In 

addition, more concentrated development occurs in those areas around 

Pillinger Drive/Bracken Lane, Grays Road and Huon Road/Summerleas Road, 

which is the commercial centre of the Fern Tree area. There are two 

recent subdivisions in the area which are of significance. These sub-

divisions are on Grays Road and Summerleas Road (see Figure 7). The 

Grays Road subdivision has been cleared and is now on the market. 

A major factor which has modified the pattern of development of the 

Fern Tree area, and to some extent still modifies this pattern, was the 

devastating bushf ire which swept through southern Tasmania in 1967. 

This fire damaged many properties and, in its wake, many residences were 

vacated. Some of these have since been re-developed, but evidence that 

some have remained undeveloped can still be seen (Plate 11). 

Within the Fern Tree area several features of the existing land-uses 

mentioned above are characteristic. Firstly, much of the land is conserved 

for recreation and bushland conservation (Mountain Park and Ridgeway 
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Plate 9. Memorial to the construction of the water supply system. 

Plate 10. Occasionally used quarry on Chimney Pot Hill. 

Plate 11. Vacant block which has remained undeveloped since 1967 fires. 
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Reserve). 	Secondly, a large proportion of the land remains in an 

undeveloped semi-natural bushland state (much of the privately owned 

vacant land). 	Finally, what development has occurred is scattered and 

generally demonstrates the uncontrolled development pattern. 	The first 

two of these attributes render the Fern Tree area not only of value to 

residents, but also to non-residents as a place for recreation and 

aesthetic beauty. 	To some extent they render the area hazardous due to 

the threat of uncontrolled fire. 	The obviously unplanned development 

pattern further adds to this problem, since many developed areas have 

poor access thus hampering the effectiveness of fire protection 

procedures. 	The combination of scattered development, exposure to fire 

risk and intervening reserves restricts the potential for expansion of 

residential development around existing residences in many cases. 

3.3  THE FERN TREE LANDSCAPE 

The Fern Tree area forms a small part of the much larger mountain land-

scape of the Wellington Range. 	This feature is valued by both residents 

and visitors, as well as by those who view Mt. Wellington as a backdrop 

from the city of Hobart or from Kingston (Plate 12). 	For Fern Tree to 

remain in character with adjoining mountain reserves (Mountain Park, 

Ridgeway Reserve and Water Catchment Reserve), consideration needs to be 

given to retaining this area as a forested mountain landscape. 

Topographically the Fern Tree area is dominated by the steeply 

undulating eastern slopes of Mt. Wellington. This landform was shaped 

by extensive faulting during the late Tertiary 6  causing the uplift of the 

Wellington Range and subsequent stream drainage which, over time, has 

eroded the several steep gullies which now dissect the area (Figure 8). 

The altitude of the area varies considerably. 	The south-western 

corner of the study area is approximately 120m above sea level and the 

altitude rises steeply to the north-west, reaching more than 1000m in 

the north-western corner above the Springs. 	This 880m rise occurs over 

a distance of approximately 8.51am. Chimney Pot Hill, which is situated 

in the north-eastern sector, rises about 490m above sea level and forms 

another topographic high within the area. 

Stream drainage in the Fern Tree area comprises three major catchment 
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FIGURE 8 

Topography and Landscape Features 

of the Fern Tree Area. 
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systems. 	Dunns Creek and Browns River drain the area in a south- 

easterly direction, and Sandy Bay Rivulet drains a small part of the area 

to the north-east. 	The three major ridges defining these systems, 

together with the Wellington Range ridge line, form the major skyline 

features. 	Several smaller ridges are also evident. 

Each of, the creek systems forms a part of the water supply system for 

Hobart or Kingston. 	Little other modification has been made to these 

creeks through development in the area, hence they remain largely in a 

semi-natural state and add much to the region's character (Plate 13). 

However, nutrient enrichment and the spread of exotic plant species into 

some areas of stream are becoming apparent. 

Much of the Fern Tree landscape remains in a bushland state but some 

modifications resulting from human occupation are evident. 	There is no 

record of the impact of the aboriginals. But European settlement has had 

a noticeable and extensive impact on the landscape. Many changes have 

resulted from burning, clearing, grazing and logging of the bushland. 

Quarrying and the piping of water from creeks have also modified the area.' 

Other structural features which impose themselves on the landscape include 

roads, communication towers, transmission lines and buildings. Many of 

these structures stand out in contrast to the predominantly bushland na-

ture of Fern Tree (Plate 14, front cover and front pages of Ch. 4 and 6). 

It is beyond the scope of this study to initiate a formal landscape 

study of Fern Tree. Assessing the major components of visual landscape 

is a complex task involving a detailed study of its awn. 	It is 

recognised in this report that areas of scenic value should be considered 

by planners to ensure that visual landscape features are not impaired 

through inappropriate development. 	In response to this awareness 

numerous methods for protecting such landscapes have been developed in 

recent years 7
.  It is therefore recommended that such a study be carried 

out in Fern Tree before apy large-scale development is considered. 

Many sites within the Fern Tree area are already seen as being of 

scenic value and have been promoted as sites of interest. 	Many other 

sites may require this type of attention to prevent their possible 

degradation through haphazard development in the area. 	Figure 8 shows 

these sites, together with those areas such as ridge lines, gullies and 

water courses, which need this protection. 
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3.4 	THE CLIMATE OF FERN TREE 

Features of regional micro-climate such as rainfall, duration of sun-

'shine, prevailing winds, temperature range, fog, frost, snowfall and cold 

air drainage may suggest a need for different strategies for residential 

planning. 	A detailed study of local climatic features may make it 

possible to provide advice on hazard areas (for example, areas prone to 

high wind, heavy snowfall or frequent fog). 	However, climatic data 

which would allow these types of detailed area assessment is scarce for 

the Fern Tree area. 	The following climatic description is based on data 

obtained from the Springs Climatic Station within the area and from 

Hobart, outside the area. 	Some of the interpretations of this data 

result from personal experience from having lived in Fern Tree for twelve 

months. 

The Springs and Hobart city are taken to indicate the extremes in 

climatic conditions that may be experienced in Fern Tree. 	However, it 

should be noted that the large topographic variation within the area 

produces large variations in micro-climate, and the climatic description 

based on the Springs and Hobart data is therefore generalised. 

The maximum and minimum mean temperatures and the recorded temperature 

range for Hobart and the Springs area are shown in Figure 9. 	As 

altitude decreases in the study area, the temperature approaches that 

recorded for Hobart. 	Temperature variation is large throughout the year 

with minimum temperatures falling to zero during summer at higher 

altitudes. Heat wave conditions have also been experienced during 

summer at these altitudes. 

No reliable data is available on the occurrence of frost and fog in - 

the study area. 	However, records for the years 1965 and 1966 of 

frosts for Hobart indicate that light frosts occurred on an average of 

113 days per year for these two years, and heavy frosts occurred on an 

average of 56 days per year. Even less information is available for the 

incidence of fog in the study area. During a twelve months' period of 

residence in Fern Tree, fog occurred rarely during that period and was 

far less frequent than frost. Frosts frequently cause traffic hazards 

on roads, particularly in those shaded areas which, on occasion, retain 

the frost well into the day. This is particularly noticeable on 

sections of Huon Road and Pillinger Drive. 	Some private access tracks 
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are also hazardous for those using them. 	During winter, many residents 

leave cars parked on the major roads as it is difficult to reach their 

homes at times of low temperatures and frost conditions. 

Rainfall is fairly constant throughout the year with the Springs 

receiving 1396mm per year and Hobart receiving 625mm per year (Figure 

10). 	Hobart's rainfall is less because of the rain-shadow effect of Mt. 

Wellington. 	Most of the study area receives an amount of rainfall. 

similar to that recorded at the Springs. 



FIGURE 101 
Mean Monthly Rainfall for Hobart and the Springs 
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Snow falls at the Springs on an average of 34 days per year, most 

frequently between August and mid September and occasionally in early 

March and late October. 	Snow below 450m occurs several times during 

late winter and, on occasion, the falls are heavy enough to isolate 

residents living at higher altitudes. 

Hobart has many clear, sunny days with sunshine hours in summer 

averaging 7.9 hours per day and in winter 3.6 hours per day. 	Figure 11 

represents the hours of daylight experienced during the seasons. 	Due to 

the location of the study area, Mt. Wellington shades large areas, 

particularly in mid winter, when it is not uncommon to find areas shaded 

by 2.00 p.m. 



61 

Wind data for Mt. Wellington gives some indication of the direction 

and strength of winds in the area. 	Figures 12 and 13 show these wind 

characteristics. 	The dominant winds are from the west and north-west 

with south-westerlies particularly frequent in winter often bringing with 

them cold snaps. 	Wind strengths during April, July and October 

frequently exceed 27 knots and generally drop in the afternoons. 	Gusts 

up to 100 knots have been experienced on Mt. Wellington and very strong, 

gusty winds are quite common throughout the study area. 	Many of the 

more exposed westerly-facing slopes receive the brunt of these winds. 

Despite wind recordings of considerable strength, few cases of property 

damage have been reported. 	However, many residents have cleared large 

trees from near their homes to avoid damage from falling limbs at times 

of high wind. 	No special building designs have been recommended by the 

Council to tolerate these winds 9 . 

From the above recorded climatic data, Fern Tree exhibits a much 

cooler, wetter climate than that of Hobart City. 	These climatic 

features attract to the area some residents who wish to reside in the 

cleaner, crisper atmosphere of the mountain environment, but the same 

features may detract from the area as a desirable place to reside for 

many people. 



FIGURE 12 
Wind Roses : Mt. Wellington 
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FIGURE 13 
Wind Speed and Frequency : Mt Wellington 
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Features of the climate which are particularly relevant in influencing 

a residential development pattern in the area include wind which, 

particularly on exposed slopes and ridges, may result in certain types of 

residential development being unsuitable. 	Development, if permitted in 

such areas, may require controls on house design and the erection of wind 

breaks. 	Rainfall is quite high in most of the area and poses problems  

in the effective operation of septic tanks, particularly in flatter 

areas, due to the soil being saturated for considerable lengths of time. 
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This rainfall may also lead to erosion and mass wasting problems on 

slopes which have been cleared of vegetation or disturbed in some way. 

The low temperatures maintained in the area throughout most of the winter 

months may further limit the effectiveness of septic tank operation in 

some - parts lp and, in addition, produce limitations on access, in some 

cases. 

3.5 	GEOLOGY, SOIL AND SLOPE: A LAND CAPABILITY STUDY 

Geology, soil and slope maps with residential development capability 

interpretations often show that all parts of any prescribed land area do 

not have equal potential for the typical types of residential development 

based on arbitrary minimum lot sizes. 	If these properties are studied, 

evaluated and interpreted with the idea of designing a development 

pattern to conform to the capability of the land, an urban environment 

will be achieved that is harmonious with the natural physical environ-

ment". This produces urban surroundings which take advantage of nature 

instead of obliterating it 12 . 

3.5.1 Geology 

The surface geology of the Fern Tree area, shown in Figure 14, is 

composed of mainly Permian quartz, siltstone and sandstone deposited 

. under marine conditions. Much of the Permian deposit contains no 

fossils, but small sites of fossiliferous sediment occur in the south and 

below the Springs and indicate brief periods of rich life. 

During the early Triassic, the receding sea exposed large areas of 

land. 	Such land masses collected wind-blown sand which later formed 

thickly bedded quartz sandstones. 	Remnants of the Triassic sandstone 

outcrop at the Springs and on some ridges on the face of Mt. Wellington. 

Extensive faulting in the Quaternary resulted from, or allowed, 

Jurassic dolerite to intrude through weaknesses in the sediments. 	This 

dolerite remains capping Mt. Wellington and in the south-east of the 

study area. 	In the subsequent ice age, periglacial activity deposited 

large amounts of worn rock debris (talus) on the steep upper slopes of 

Mt. Wellington. 	These talus slopes clearly limit residential develop- 

ment in these areas. 
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3.5 .2 	Soils 

The soil study identified the range of soil types in the study area and 

indicated the suitability of each soil type for residential development. 

Included in the soil analysis were such parameters as depth, surface and 

internal drainage, stoniness and soil type. 	In many bushland suburbs, 

septic tanks are the only means of sewage disposal and an assessment of 

the soils' adsorption capacity is a necessity when determining the 

suitability of areas for development. 	Alternative sewage disposal, for 

example, dry toilets and bio-loos, may be more applicable in some areas. 

However, Health Service Department regulations currently prevent the use 

of these types of sewage disposal techniques for residential dwellings, 

leaving septic tanks as the only alternative to a public sewer system". 

However, to install a public sewer system is difficult to justify at this 

stage in the development of Fern Tree as the cost would be excessive and 

it is argued by the Council and many residents that the density of 

development does not warrant it. 

The dominant soil type in the Fern Tree area is podzolic soil 

developed on sandstone and dolerite, while smaller areas of yellow-brown 

soil on solifluction deposits also occur'''. .A more detailed analysis of 

soil type including stoniness, soil depth, internal and surface drainage 

was undertaken in the Fern Tree area as part of this study (see Appendix 

A). 	This analysis identified six major soil series comprising seventeen 

different soil types. 	A description of these soil series follows, 

giving particular emphasis to the suitability of each for septic tank 

adsorption and hence residential development. 	Figure 15 shows the 

distribution of these soil series. 	The interpretations of soil 

suitability for residential development have not been based on an average 

block size. 	In some areas, varying block sizes may provide sufficient 

area for septic tank adsorption. 	This variation in block size . has been 

taken into account in the planning guidelines set out in Chapter Six. 

(1) The Fillinger Series of gravelly light clay and sandy clay loam 

occur above the Jurassic dolerite or talus of the upper steep to very 

steep slopes of Mt. Wellington. 	Boulder cover is excessive to moderate, 

internal drainage is moderate to good and surface drainage is rapid. 

The effective soil depth of these soils is 60-80 cm and 90-100 cm 

respectively. 
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High boulder cover, steep slopes and shallow soil depth, particularly 

in the gravelly light clay, indicate the unsuitability of these soils for 

septic tank adsorption and, consequently, residential development. 

(2) The Redford Series of sandy loam above Triassic sandstone extends 

along the lower, steep slopes of Mt. Wellington directly below the 

Pillinger Series. 	Boulder cover is excessive to moderate and effective 

soil depth is between 85-100 cm. Internal drainage is good to a depth of 

60-75 cm but moderate at greater depths and surface drainage is variable 

with slope. 

Residential development and septic tank adsorption would be unsuitable 

in these soils due to slope and stoniness. 	Drainage may also be 

inadequate in some areas. 

(3) Permian mudstone give rise to the Fern Tree Series of clay loam, 

silt loam and stony clay loam. 	Due to their complex pattern of 

occurrence, separate mapping of each type was impracticable. 	Clay loam 

and silt loam soils occur on gently sloping ridges and crests and have 

effective depths of 50-90 cm and 80-130 cm respectively. 	Both soils are 

slightly stony throughout their profile and internal drainage is moderate. 

The stony clay loans found on the steeper slopes are deeper and more 

stony than the other soils in this series. 

Characteristics of these soils indicate they may be suitable for some 

residential development. However, the clay loam is generally too 

shallow and the stony clay barns may be too steep for development in some 

areas. 	It was noted during the soil analysis that septic tanks were 

subject to ponding in some areas, indicating poor drainage, and therefore 

may also cause problems for development in these areas. 

(4) The Summerleas Series of sands occur on Triassic sandstone. 

Slopes are moderate and stoniness is slight. 	The effective depth is 60- 

120 cm and internal drainage is rapid in the upper horizons and moderate 

in the lower clay horizons. 

The drainage of these soils is not suited to septic tank adsorption. 

The rapid drainage in the upper horizons may lead to seepage of tank 

overflow into water bodies on steeper slopes and the lower clay horizons, 

with their poor drainage, may lead to waterlogsing on less steep slopes. 



69 

(5) The clay loam, bouldery sandy loam, bouldery loam and clay soils 

of the Ridgeway Series occur on Jurassic dolerite. 	Clay loam soil, the 

most common in the series, is found on moderately steep slopes and ranges 

from slightly to excessively stony with occasional rock outcrops. 

Internal drainage is poor to moderate and effective soil depth is 35- 

120 cm. Boulder occurrence on the steep slopes of the bouldery sandy 

loam soil is moderate to excessive, internal drainage is moderate to good 

and effective depth is about 100 cm. The bouldery loam has similar 

characteristics to the bouldery sandy loam except it has an effective 

depth of 110 cm. The Ridgeway clay soil is different from other soils in 

the series being apedal clay with poor drainage. 

None of the Ridgeway soils show characteristics favourable for septic 

tank adsorption due mainly to their stoniness and poor drainage 

characteristics. 

(6) The Forest Glen Series comprise loam and sandy loam soil types 

above sandstone. 	The effective depth exceeds 120 cm and 60 cm 

respectively. 	Internal drainage is moderate to good, stoniness is 

slight and slopes are generally gentle. 

Soils of this series, particularly the deeper clay loam, have 

favourable characteristics for septic tank adsorption and residential 

development. 

Figure 15 also indicates the soil series suitable for adequate septic 

tank adsorption and hence residential development. 	It is evident that 

much of the Fern Tree area shows soil characteristics rendering it 

unsuitable to residential development and septic tank adsorption. 	In 

particular, from this soil capability assessment, soil drainage and slope 

characteristics seem major limiting factors to development. 

3.5.3 Slope 

A comprehensive slope analysis of the study area was derived from 1.5m 

contours. 	Results are shown in Figure 16. 	The slope categories used 

are the same as those defined by the Soil Conservation Authority of 

Victoria 15 . These categories are applicable to Fern Tree because the 

steep nature of much of the topography will limit its economic develop- 

ment potential. 	Also, by combining the results of such an analysis with 
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other land capability assessments, it will provide a definite set of 

criteria for determining development suitability on any site within Fern 

Tree. 	The following is a description of the suitability of each of 

these categories for residential development: 

(a) slopes less than 5 per cent are unsuitable for residential 

development due to inadequate drainage and/or flooding; 

(b) slopes between 5 and 17 per cent are suitable for residential 

development provided other land capability factors (for 

example, soil type and bedrock) meet the requirements for 

development; 

(c) slopes between 17 and 25 per cent are generally unsuitable for 

residential development but careful site selection, building 

design and varying degrees of soil conservation may allow 

limited development on these slopes; 

(d) slopes greater than 25 per cent are definitely unsuitable for 

any form of residential development. 

As shown in Figure 16, slope is another major limiting factor to 

residential development in Fern Tree. Most of the area falls into the 

slope category of greater than 25 per cent and is therefore unsuitable 

for any form of residential development. 	Slopes of between 17 and 25 

per cent are limited in the area and, if development of these slopes is 

envisaged, careful site selection and soil conservation measures will be 

needed to ensure the areas remain environmentally stable. 	Few areas 

(only ridge tops and benches) have slopes between 5 and 17 per cent and 

most of these areas have previously been developed; for example, 

Pillinger Drive and Summerleas Road. 	The Springs area is a public 

reserve and therefore not available for residential development. 

Slopes of less than 5 per cent are rare in the study area and may be 

unsuited to development due to drainage problems. 	The only area which 

appears suited to small lot size development is that area in the south- 

east of the study area. 	However, larger lot size development may be 

suited to other areas where slopes are between 17 and 25 per cent or 5 

per cent and less, depending on other features of those areas. 

It is evident from the above assessment that soil and slope appear 

major physical constraints to development. 	These limitations are 

presented in an overlay in Figure 17. 	Four levels of development 

suitability can be identified from this assessment ranging from those 
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areas that are definitely unsuitable to any type of development. 	These 

areas have soil, slope, or both parameters definitely unsuited to develop-
ment. 	Most of the Fern Tree area falls into this category. 	Secondly, 

there are those areas that are generally unsuitable for development but 

carefully sited development or larger lot sizes may permit limited 

development. 	Uncontrolled development in these areas may result in 

environmental degradation and therefore any development should be care- 

fully regulated. 	These areas have slopes which are generally unsuitable 

for development and soils which have limited suitability for septic tank 

adsorption. 	The areas designated suitable for limited development are 

quite restricted. 	Such areas have either soils suitable for development 

and slope generally unsuitable or, conversely, slopes suitable and soils 

generally unsuitable for development. 	Regions of this type are limited 

to the ridge tops with some areas in the south-eastern section of Fern 

Tree. 	Finally, those areas with favourable soil and slope characteris- 

tics, hence suitable for development, are very limited. The only land 

falling into this category is a small tract located in the south-eastern 

corner of the study area. 

From this land capability analysis, any substantial development which 

could occur in Fern Tree under the present planning procedure has a high 

probability of being located on areas that are designated as unsuitable 

for residential development by this study. 	For example, the new sub- 

division on Grays Road is in an area shown to be unsuited to development 

on the basis of its soil and slope characteristics. 	If development in 

such areas is permitted, then extensive earthworks and soil conservation 

measures may be required and the density of housing will have to be very 

low, particularly if no public sewer is installed. 	Furthermore, 

development on this land could have a detrimental impact on the existing 

vegetation as well as aesthetically detracting from Fern Tree. 	All in 

all, development in much of the Fern Tree area appears to be undesirable 

on a land capability basis. 	If it does occur it would be costly both 

economically (installation of a sewerage system and massive soil conser-

vation works) and environmentally through its impact on the stability of 

the land, its vegetation, wildlife and aesthetics. 
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3.6 	VEGETATION AND WILDLIFE OF THE FERN TREE AREA 

Any planning which allows for the conservation of natural vegetation and 

wildlife requires a good knowledge 'of species occurrence, abundance, 

distribution andhabitat requirements. 

3.6.1 Vegetation 

A study undertaken on the vegetation of the Fern Tree area specifically 

for this report (see Appendix B) forms the basis of the following 

vegetation description. 	The Appendix shouldbe consulted for the 

species -list and for maps -showing the distribution of the major plant 

formations and the zonation of communities. 

The Tern Tree area exhibits - a wide range of vegetation communities due 

largely to differences in altitude and associated climatic variation as 

well as soil type. 	Fire has also been an important-variable in deter- 

mining the vegetation mosaic of the area. This diversity is important 

both for the variety of fauna-in the area and for aesthetic quality. 

The area is predominantly forested _with only a small region of cleared 

land. Much of the forest has been modified by logging at some time in 

the past and by major fires in 1967 which devastated a large amount of 

bushland. The results of the fire are still evident where the eucalypt 

overstorey was destroyed and the regenerating eucalypts form the scrub 

type vegetation now characteristic of much of Fern Tree (Plate 15). 

Because the Fern Tree area occurs midway up the eastern slope of the 

Mt. Wellington range, the vegetation of this area exhibits features of 

the zonation characteristic of mountains which are high enough to affect 

species distribution. 	Twelve vegetation zones have been recognised on 

the Mt. Wellington Range but only six were recognised within the Fern 

Tree study area. 	Five of these zones are recognised by their dominant 

eucalypt species. 

Basically, Eucalyptus urnigera is the main forest tree at the highest 

elevation in the study area, above 700m. E. delegatensis dominates the 
forests below this level and grades into the forest zone of stringy bark 

eucalypts (E. obliqua) which is the most widely occurring community in 
the Fern Tree area. 

The other two forest zones are less common. On the lower northern 

facing slopes of the study area E. pulchelLa is the dominant eucalypt in 
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Plate 15. The characteristic vegetation of Fern Tree. 

a low woodland community. E. johnstonii forms localised scrub 

formations on the Triassic sandstone outcrop at the Springs. 	The sixth 

vegetation zone occurs in wet gullies up to 600m. Tall shrubs 

characteristic of such habitats form closed scrub communities. 

It was pointed out above that soil type and aspect affect species 

distribution. 	The forest zones are therefore not necessarily clearly 

defined. Within the E. obliqua zone, pure stands occur, particularly on 

northern slopes and ridge tops. 	However, on southern-facing slopes, 

dominance is shared with E. regnans and E. globulus. Also, as soil type 

changes along with aspect at lower levels, E. obliqua can be found in 

association with E. pulchena and E. viminalis. 
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The other major feature of the vegetation in the Fern Tree area is the 

occurrence of different structural vegetation types. 	In some places, 

the vegetation is quite clearly forest; in other places, in the same 

vegetation zone, the plant formations are not tall enough or dense enough 

to be called forest. 	These are the scrub or woodland communities which 

add variety to the visual appearaiite of the bush environment. 

Eventually, some of the scrub communities will develop into forest but, 

at present, as a result of regrowth after fires, the communities must be 

described as scrub - closed scrub if the plants are dense, forming a 

foliage canopy covering more than 70 per cent of the ground, and open 

scrub if less than 70 per cent of the ground is covered by foliage. 

Finally, it is worth noting that the layer of vegetation below the 

trees is also variable in forest communities. 	The same eucalypt species 

can occur with different understorey species in either open or closed 

communities. 	Some detail is provided in Appendix B. 

Since the bush environment of Fern Tree is the focus of attention in 

this study, the variation in detail of the plant communities is an 

important natural attribute of the area. 	In some measure, the Fern Tree 

settlement, which is a means of access to the Mt. Wellington foothills 

and the summit, provides opportunities for the wider community of Hobart 

to study and enjoy the changing attributes of the natural mountain 

environment. 

3.6.2 Wildlife 

Most native wildlife is in direct competition with people and domestic 

animals. Many wildlife habitats in the area have already been destroyed. 

In order to provide the Council with the necessary information on species 

ditribution and special habitat requirements for wildlife management, a 

detailed zoological study is heeded. 	At present, such a comprehensive 

knowledge does not exist for the Fern Tree area. 	Consequently, further 

study is required of this type before any real planning decisions can be 

taken which will reflect wildlife management requirements in the area. 

However, some general guidelines can be employed in the interim. 	Some 

of these guidelines are referred to later. 

Though no such knowledge exists, some of the common species found in 
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the area include the brush-tailed possum (Trichosurus vulpecula). 	Less 

commnare the native cat (Dasyurus viverrinus), the tiger cat (Dasyurus 

maculatus) and the Tasmanian devil (Sarcophilus harrisu). 	Reptiles 

common in the area are the white lipped snake (Denisonia coroniodes), the 

snow skink (LecoZopisma sp.) and, at lower altitudes, the tiger snake 

(Notechis ater). 	Birdlife in the area is quite rich with a diverse 

range of species inhabiting both the bushland and the garden habitats. 

A list of common birds is given in Appendix C, showing 27 species which 

are common to very common in the area. 

Many of the wildlife species remaining in the area have concentrated 

around the residential areas, often due to the increase in food from 

either domestic waste or from gardens. 	The brush-tailed possum is a 

particularly good example. 	The less inquisitive species have, on the 

other hand, retreated further into the bushland. 	These are now rarely 

seen in the area and include such species as the native cat. 

Fire may also have played a part in reducing wildlife diversity and 

numbers; however, little information is available on the impact of fire. 

High fire frequencies tend to reduce habitat types and, consequently, may 

provide a threat to the continuation of wildlife numbers and diversity. 

As a result of settlement and the subsequent introduction of domestic, 

animals, competition has arisen between many of the native species and 

the introduced animals. 	For example, feral cat and rabbit populations 

are quite high in Fern Tree and undoubtedly have some detrimental impact 

on the native flora and fauna. 	To minimise the detrimental impact of 

settlement on wildlife in the area, retention of varied bushland areas 

and bushland corridors together with the control of feral animals, 

shooting and'property management are necessary. 

3.7 	BIO-PHYSICAL CONSTRAINTS TO RESIDENTIAL DEVELOPMENT 

Major bio-physical features which restrict development over large areas 

of Fern Tree are slope and soil types. 

(a) Slope 

Slopes greater than 25 per cent occur in approximately 75 per cent of 

Fern Tree and are too steep for conventional small lot subdivision and 
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residential development. 	About 15 per cent of the land consists of 

slopes between 17-25 per cent. 	These are suitable for limited develop- 

ment on large lots only. 	The remaining 10 per cent of Fern Tree, with 

slopes between 5-17 per cent, is suited to conventional residential use. 

These areas are situated mainly along the broader ridges. 	Figure 16, 

page 70, shows the distribution of these slope categories. 

(b) Soils 

Almost half of Fern Tree is characterised by soils which are definitely 

unsuitable for buildings which rely on septic tanks for sewage disposal. 

Nearly all the remaining areas' soils are capable of large lot develop-

ment with septic tanks. 	Only one restricted locality, covering about 

five per cent of the total area, shows soil capable of conventional 

suburban development (see Figure 15, page 66, for the location of this 

area). 

A composite map showing the restrictions imposed by slope and soil 

characteristics demonstrates that most of Fern Tree is not suitable for 

conventional development. 	Figure 17, page 71, gives this information. 

Other factors which either limit the land available for home building 

or place restrictions on how development should proceed are listed below. 

(a) Existing Land-Use 

Some areas are already developed, while others are reserved for public 

use, such as Mountain Park and Ridgeway Reserve. 	Further land is water 

catchment reserve and unavailable for development (Figure 7, page 51). 

(b) Geology 

The talus slopes on the elevated western side of the area are not 

suitable for building (see Figure 14, page 64). 

(c) Water Courses .  

The many creeks in Fern Tree, including Sandy Bay Rivulet, Dunns Creek, 

Fork Creek and Long Creek,restrict areas available for development. 

These restrictions arise from three principles: 

(i) 
	

stream gullies should remain undeveloped to prevent erosion 
and water quality degradation resulting from clearing 
vegetation, earthworks, stormwater run-off and seepage from 
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septic tanks; 

(ii) a buffer zone of forest should be retained along creeks to 
protect their .scenic quality as significant elements of the 
natural landscape; 

(iii) vegetated verges along creeks can be excellent wildlife 
corridots. 

The width of these buffer zones depends on the angle of slope of the 

stream gully, the characteristics of the surrounding landscape and 

habitat needs of wildlife. 	It is not possible to prescribe a minimum 

width applying to all streams in the study area. Each creek valley 

should be assessed in its own right. 

(d) Ridge Lines 

Three major ridges together with a series of minor ridges are dominant 

landscape elements of Fern Tree visible from many vantage points in and 

around Hobart. 	To retain continuity in the bush landscape, these ridge 

lines should remain forested with buildings carefully sited and designed 

to fit within the trees or, preferably, located below the ridge crest. 

The existing visual impact of development along the Summerleas Road ridge 

can be seen in Plate 3, page 11. 

(e) Climatic Features 

The main climatic feature of Fern Tree restricting development is the 

frequent occurrence of strong, gusty winds. 	Exposed ridges and slopes 

facing west or south-west are particularly vulnerable. 	If such 

localities are developed, controls on building design and siting are 

needed to ensure dwellings are able to withstand strong wind. 	At higher 

altitudes, such as the land above Huon Road, severe frosts are common, 

while occasional snow falls. 	Dwellings in these areas should be sited 

to ensure adequate access under these conditions. 	Further, because of 

high rainfall, clearing of vegetation may lead to soil erosion and mass 

wasting problems. Large scale clearing, particularly on steeper slope, 

should therefore be prohibited. 

(0 Vegetation and Wildlife 

Removal of large areas of vegetation may lead to erosion problems, and 

increase the volume and velocity of storm-water run-off causing flooding 

and siltation in creeks. 	In addition, such ptactices would destroy 
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wildlife habitats and detract from the forested landscape characteristic 

of Fern Tree. 

In Figure 18 the localities where development is limited, by major 

bio-physical constraints, are mapped. The sites which are suited to 

development are described in some detail in Section 6.2.3. 

In addition to specific bio-physical limitations to land—use, there is 

also a need to consider development proposals in the light of Fern Tree's 

location within the broader urban complex of Hobart. The unique land-

scape quality of Fern Tree as a backdrop to Hobart, its importance to the 

community as a place for recreation close to the city and its 

contribution to the city water supply are qualities which need protection. 

Overall, the information in this chapter leads to the conclusion that 

Fern Tree should be carefully planned, and development types regulated, 

to avoid inappropriate and damaging land-uses, as well as haphazard 

expansion at the urban fringe. 	Chapter Six describes an appropriate 

form of development and a planning option for Fern Tree. 



1 
FIGURE 18 

Bio-physicial Limits to Develoment 

KEY 

Unsuitable for development 	VS9  
Scale: 1cm.0.3km 

Suitable for development 

Ridge lines 



82 

NOTES AND REFERENCES: CHAPTER THREE 

1. See: SOLOMON, R.J., 1976; Urbanisation: The Evolution of an 
Australian Capital; Angus and Robertson; 

STONE, C.R. and TYSON, P., 1978; Old Hobart Town and Environs; 
Pioneer Design Studio, Lilydale, Victoria. 

2. Water Supply - City of Hobart; Papers presented to the Tasmanian 
Branch of the Australian Water Resources Foundation, 27 Sept. 
1974. 

3 The Tasmanian Mines Department is currently mapping the location of 
all old quarry sites in the Hobart area. A copy of this informa-
tion should be available in the near future. 

4. MOSLEY, J., 1963; Aspects of the Geography of Recreation in Tasmania, 
unpublished Ph.D. Thesis; Australian National University, 
Canberra. 

5. Ibid. p.454. 

6. See geology map (Figure 8) for geological time scale. 

7. See the following references as examples: 

FABOS, J.G., 1978; Planning and Landscape Evaluation; Ketone Address,. 
presented to the New Zealand Planning Inst. Conference on 
Planning and Landscape, May 1978, Dunedin, New Zealand. 

REYNOLDS, I.K., 1978; The Relationship of Land Values to Site 
Characteristics - Some Implications for Scenic Quality Management; 
Journal of Environmental Management 6, 99 - 106. 

8. The Bureau of Meteorology defines a light frost as one occurring 
when air temperature is 2°C or less and a heavy frost is when air 
temperature is 0 C or less. The information on frost occurrence 
was obtained from the Meteorological Information Services Section, 
Bureau of Meteorology, Hobart. 

9. Personal communication with Mr. R. Graham, City Planner, Hobart City 
Council. 

10. GRAUER, R.B., 1979; Septic Tanks and Adsorption Fields in Tasmania - 
Matching Environmental Conditions with Operating Requirements, 
unpublished M.Env.St. Thesis; Centre for Environmental Studies, 
University of Tasmania, Hobart. 

11. QUAY, J.R., 1966; Use of Soil Surveys in Subdivision Design, Ch. 8, 
pp. 76-86, in: Bartelli, L.J., Klingebiel, A.A., Baird, J.V. and 
Heddleson, M.R., 1966; Soil Surveys and Land-Use Planning; Soil 
Science Society of America and American Society of Agronomy. 

12. Ibid. 



83 

13. The Health Services Department, as a general policy, does not permit 
the use of bio-loos or dry toilets in dwellings which are 
occupied on a full-time basis. It does, however, consider the 
installation of such services under special circumstances. 

14. LOVEDAY, J., 1955; Reconnaissance Soil Map of Tasmania, Sheet 8 
Hobart; CSIRO Australia, Soils Division Report 13/55. 

15. Soil Conservation Authority of Victoria, 1976; A Study of Land Vol. 
III, in: Upper Yarra Valley and Dandenong Ranges Land Management 
and Stream Environment Study; Soil Conservation Authority of 
Victoria, Melbourne. 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

CHAPTER FOUR 

POPULATION CHARACTERISTICS AND THEIR IMPLICATIONS 
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4•1 	INTRODUCTION 

The approach taken in this thesis recognises the vital role attitudes and 

characteristics of landowners and residents-play in a planning situation. 

There are two important aspects to be considered. 	Firstly, the involve- 

ment-of the community through- surveys and by invitation ensures that 

planning strategies accommodate the needs and aspirations of the 

community. The second aspect is to do with the nature of the property 

owning-democracy in which we live. It requires a knowledge of-land 

tenure and landowners' attitudes and actions with respect to their land. 

This is of particular importance in planning. Meade summarises some of 

these implications of property ownership in the following words: 

A man with much property has great bargaining strength and 
a great sense of security, independence and freedom; and he 
enjoys these things not only ViS-a-ViS his property - less 
fellow citizens but also vis-a-vis the public authorities. 1  

Generally, private landowners who see their role as developers are 

able to influence the pattern of urban growth 2 . As argued by Neutze 3 , 

there is some dispute as to whether they actually stimulate development 

in particular areas through their development decisions. Nonetheless, 

they do have an impact on development patterns by influencing local 

planning authority land-use decisions. These decisions are frequently 

representative of the desires of landowners interested in maintaining the 

status quo with respect to land development. Thus, land ownership is a 

direct control on land-use plus a means of influencing land-use policy". 

Those who own land at the urban fringe and the ways in which they use 

this land, in many ways, shape the growth of the city. 	It is therefore 

Imperative for this study of urban fringe problems to determine the types 

of landowners and their attitudes to the use and growth of Fern Tree so 

that planning in the future takes into account the landowners' 

aspirations and attitudes. 

This chapter describes aspects of the Fern Tree population to deter-

mine the pressures for future development in the area. It also 
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investigates the attitudes of landowners towards Fern Tree as a place to 

own land, their attitudes to the management of the area and the land-uses 

they prefer. 

4.2 	CHARACTERISTICS OF THE FERN TREE POPULATION 

In the 1976 Census, the Fern Tree population was recorded at 529 persons. 

97 per cent of these were usual residents s . 	This showed that over the 

1971 to 1976 period there had been almost a nine per cent increase in the 

population, meaning that the annual average growth rate for that period 

has been in the vicinity of two per cent. Though this is only a small 

percentage increase in population, compared to the decrease in population 

in the Hobart city area of one per cent annually for that same period, it 

represents a considerable growth area of Hobart. On the other hand, 

Kingborough, which is a recognised growth area south of Hobart, has had 

an annual population increase of four per cent. Hence Fern Tree, in 

terns of Hobart's population, is a growth area but, compared to other 

growth areas around Hobart (Kingborough), is only growing relatively 

slowly. . 

Fern Tree's population increase seems to have largely resulted from an 

influx of people in the middle age groups (45 to 54 year-old age groups) 

rather than due to an increase in fertility. Figure 19 shows the change 

in the age structure of the Fern Tree population between the censuses of 

1971 and 1976. 	It appears that a large proportion of people in the 

middle age group who move into the area bring with them their teenage 

children (15-19 year age group). 	In support of the argument that the 

population increase has been due primarily to an increase in older people 

is the decline in the percentage of the population in the 0 to 4 year-old 

age group. 

This increase in the Fern Tree population, though not dramatic, does 

indicate some demand for new residences in the area. No recent 

population increase or outward movement of people has been noted in the 

Hobart City Council rate files since 1976. 	Therefore, it could be 

assumed that this steady growth rate and consequent demand for housing 

has continued at a similar level up until the present time. 



0-4 5-9 10-14 15-19 20 -24 25-29 30-34 5-39 40-44 1 4 5-49 1 50-54 1 55-59 1 60- 64 65+ 

- 

8? 

16 

12 

_J 8  

l- 

e
o 

PO
PU

  L
AT

 I
O

N 

FIGURE 1 -9 
Age Structure of the .Fern Tree-population 

1971 III 
1976 

AGE ( YEARS) 



88 

The socio-economic status of the Fern Tree population appears to be 

high when compared with similar data for the Hobart City or Kingborough 

Municipal populations. 	The annual personal incomes of these three 

population groups is given in Table 1. Thirty per cent of the Fern Tree 

population over fifteen years of age earn' 9000 dollars or more per year 

compared to 20 per cent of the Kingborough and 18 per cent of the Hobart 

City populations. 	It should be noted, however, that the distortion of 

these figures due to the different age structures of each -population may 

obscure real income differences. 	For instance, the higher proportion of 

the Fern Tree population in the peak earning age groups-of 45-54 years is 

probably reflected in the higher incomes of the whole -population over 15 

years. 	This trend is repeated in the annual household incomes where the 

median annual household income is between 12,000- 15,000 dollars in the 

Fern Tree population and between 9000-12,000 dollars and 6000-9000 

dollars in the Kingborough and Hobart City populations respectively. 

Table 1. Annual Personal Incomes of the Fern Tree, King- 
borough and Hobart City Populations. 6  

Annual Personal 
Incomes 

• ($) 

Fern Tree 
Population 

(X) 

Kingborough 
Population 

(X) 

Hobart City 
Population 

(X) 

Less than 6000 56 59 61 

6000- 9000 14 21 21 

9000-12000 12 11 9 

12000-15000 10 5 4 

15000-18000 4 2 2 

Over 	18000 4 2 3 

Total population over 100 100 100 
15 years of age (385) 7  (8929) (38037) 

Occupations in the Fern Tree population, as expected from the higher 

incomes, are predominantly professional and technical (36 per cent of the 

population over 15 years of age are employed in these fields). 	In the 

Kingborough and Hobart City populations these occupations are less common 

with 31 per cent and 22 per cent-of-these populations respectively 
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employed in them. 

Table 1 shows the Fern Tree population is mostly comprised of people 

under 30 years of age. 	However, an increase in the proportion of people 

in the 45-54 year age group has occurred between 1971 and 1976. 	This 

concentration of people in the middle age groups possibly explains the 

high socio-economic status of this population as compared to the Hobart 

City population, which has a far smaller percentage of its population in 

these age groups and a much larger proportion in the older age group (60 

years and over). 	It would appear from this population description that 

Fern Tree, as a place to live, is particularly attractive to people in 

the 45-54 year age group, with a higher than average socio-economic 

status, than it is to younger 20-24 year olds or older people, possibly 

of lower socio-economic status. 

4.3 A SURVEY OF PRIVATE LANDOWNERS OF THE FERN TREE AREA 

4.3.1 The Landowners Survey 

The ownership of land in the Fern Tree area was determined using a 

property boundary map provided by the Hobart City Council. All 

properties were included, even those only partially in the study area. 

Information on the number of landowners, their names, addresses and 4  

whether or not they resided in Fern Tree was obtained from the Hobart 

City Council rate files. 	It should be noted, however, that some of the 

information was later shown to be incorrect and when attempting to locate 

several of the owners listed it was found they had changed addresses or 

no longer owned property in the area 8 . 	In the few cases where 

properties had been transferred to anew owner not yet listed on the 

Council records (and where this new owner was contacted at a listed 

address), the people concerned were recorded as new owners and included 

in the survey 8 . 

In the Council records there is a total of 335 landowners in the Fern 

Tree area l° . Most of these live in Fern Tree (71 per cent), the 

remainder mostly live in the Hobart area and a few live interstate. 

Many of the properties are jointly owned, usually between a husband and 

wife (36 per cent of landowners are joint owners). 

Two sample surveys were conducted on this population: one on the 
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resident landowners and another on the non-resident owners. 	The 

information obtained from the surveys covered the following areas: 

(a) sex, age, and income of the landowners; 

(b) land tenure characteristics including land-use changes and the 

reasons land was acquired in Fern Tree; 

(c) land-use preferences for Fern Tree; 

(d) landowners' involvement in planning in the area; and 

(e) their perception of the Fern Tree environment. 

For details of the sample design and surveys, see Appendix D. 

The response rate for the resident landowner survey was 69 per cent 

(the actual number included in the survey sample being 138 persons) and 

for the non-resident survey was 29 per cent. The second survey was a 

mail questionnaire and for this type of survey a' response rate of as bow 

as 25 per cent has been shown to be acceptable". However, due to the 

small number of responses (18 cases) the results of this survey have been 

combined with those of the resident landowner survey, although, in areas 

where the results differed considerably, separate mention of the non-

resident mail survey results is made. As both of the surveys were based 

on the same sample selection method, combining the results is considered 

valid. 

The statistical analysis of these surveys included frequencies, 

medians. 	In some cases of the resident owner survey results, cross 

tabulations were carried out. 

4.3.2 Characteristics of the Landowners Surveyed 

The sex ratio of the landowners surveyed is almost 1:1 (52 per cent male 

and 48 per cent female). 	This sex ratio reflects that of the total 

landowner population which consists of 54 per cent males and 46 per cent 

females. 	This indicates that the survey population largely represents 

the total landowner population. 

Landowners are generally in the mature age groups and this seems to be 

so, at least for the Fern Tree landowners surveyed, as the median age of 

the landowners is between 40-49 years. 	Table 2 shows the age structure 

of the landowners, indicating that the largest proportion (30 per cent) 

is in the 30-39 age group. 	It is worth noting, however, that the 
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non-resident landowners surveyed were generally younger than the resident 

landowners. This may reflect the fact that these young people have 

purchased land in Fern Tree for the future, either to build on or as an 

investment. Reasons as to why property was purchased in Fern Tree are 

given in Section 4.4 and indicate that most of the non-residential land-

owners acquired land for future residential use. 

Table 2. Ages of Landowners Surveyed. 

Age Groups (years) Landowners Surveyed 
' 	(%) 

20-29 19 

30-39 30 

40-49 21 

50-59 , 	15 

60 and over 15 

Total landowners surveyed 
100 
(105) 

The socio-economic status of the landowners, as indicated by the 

annual household incomes of those surveyed, is high (Table 3). 	It is 

very likely that, of the households in Fern Tree earning above average 

incomes, a large proportion would be landowners. 

Table 3. Annual Household Incomes of Landowners 
Surveyed for the 1978/79 Financial Year. 

Income Groups 
($) 

Landowners Surveyed 
(%) 

Less than 5 000 8 

5 000 - 10 000 11 

10 000 - 20 000 - 	48 

20 000 - 30 000 20 

Non-responses 13 

Total landowners surveyed 
100 

(105). 
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4.4 	LAND TENURE AND LAND-USE CHARACTERISTICS OF FERN TREE 

PROPERTIES 

4.4.1 The Reasons Fern Tree was Chosen as a Place 

to Acquire Land 

One purpose of this investigation was to discover whether or not many 

landowners acquired land in Fern Tree for speculation or development 

reasons. 	From the survey, however, most of the landowners indicated 

that they acquired their land either because they liked the area or 

because it provided them with a place to live. Very few acquired land 

for speculative investment, and none of those surveyed indicated they 

acquired the land for development reasons (Table 4). 

Table 4. Main Reason Given Why Landowners Acquired Property 
in Fern Tree 

Reasons for Acquiring Land in Fern Tree 
Landowners Surveyed 

(%) 

Liked the Fern Tree area 

For a place to live 

Liked.the particular property 

Family already or previously lived in 
the area 

Property was cheap 

For an investment 

39 

36 

9 

8 

5 

3 

Total landowners surveyed 
100 

(105) 

These responses indicate that many of the landowners acquired land in 

Fern Tree because of some particular feature of the area. 	The particu- 

lar features of Fern Tree which attracted people are given in Table 5. 

The bushland environment, open space and the proximity to the city are 

reasons given by most people for choosing Fern Tree as a place to live. 

Only ten per cent of the landowners acquired land in Fern Tree for 

reasons not related to the area itself; that is, because the family lived 

• or had previoUsly lived in the area. However, quite a notable 

percentage (30 per cent) chose Fern Tree as a place to buy land for other 

reasons. Most of these people, in fact, acquired land primarily for a 



• 1 
93 

place to live (75 per cent), whilst some did so because the land was 

cheap (16 per cent) or for an investment (9 per cent). 

Table 5. Features of Fern Tree Which Attracted People to 
Acquire Land in the Area. 

Features of Fern Tree Attracting 
Landowners to the Area 

Landowners Surveyed 
(%) 

Bushland environment 

Proximity to the city 

Open space 

Life style associated with 
living in Fern Tree 

Unpolluted 

Family living or previously 
lived in the area 

Did not choose land because of 
features of Fern Tree 

27 

15 

14 

2 

2 

10 

30 

Total landowners surveyed 
100 

(105) 

4.4.2 Land Holdings in the Fern Tree Area 

The size of property holdings and when they were acquired adds further to 

the description of types of landowners in Fern Tree. For example, if 

there is a high proportion of large landowners, this would indicate a 

large component of wealthy, and hence influencial, landowners in the area. 

Property sizes of land held by the landowners surveyed are shown in 

Table 6, and the median property size is between 0.21-0.50 ha. Almost 

half of the landowners have properties in this size range. Many other 

landowners have properties over 0.50 ha and most of these have properties 

of 1.0 ha or over. 	The land holdings in Fern Tree are, in almost all 

cases, larger than the normal suburban block. This is a feature of 

land ownership in the area and the high proportion of these landholdings 

over 1.0 ha indicates that many landowners have been able to acquire 

large areas of land, probably because of their higher socio-economic 

status. 

In almost all cases, landowners have properties which consist of a 
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single title (86 per cent), 12 per cent of the landowners have two titles 

and the remaining two per cent have three or four titles. Most of these 

properties have been owned by the same person for more than five years 

(74 per cent), with over a quarter (30 per cent) of the properties 

acquired prior to 1966. 	However, a considerable percentage (25 per 

cent) have been obtained relatively recently; that is, since 1976. 	This 

percentage indicates the recent demand for land in Fern Tree. 

Table 6. Property Sizes in the Fern Tree Area 

Property Sizes (ha) 
L Landowners Surveyed 

 
(%) 

Less than 0.21 21 

0.21-0.50 40 

0.51-1.00 ' 16 

1.01-2.00 7 

• 2.01-5.00 7 

over 	5.00 9 

Total landowners surveyed (105) 
100 

4.4.3 The Use of Property in Fern Tree 

The majority of landowners (84 per cent) when acquiring their Fern Tree 

property intended to use it for residential purposes (Table 7). 	Almost 

all of the resident owners are now using their properties this way, the 

exception being those few owners with more than one property. These 

people use the second property for some other purpose; for example, as 

bushland reserve or as an investment. 

Most properties owned by non-resident persons are being used in ways 

other than residential. 	For instance, many remain in a state of non-use 

(44 per cent), some are used for agriculture (17 per cent), some for 

residential purposes (22 per cent) and the few remaining properties for 

investment (6 per cent) or bushland conservation (11 per cent). 	The 

planned future use of most of these properties (72 per cent), however, is 

residential. 

Few property owners intend to change the use of their properties in 
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the foreseeable future. Only 3 per cent of resident owners 'intend any 

changes whilst, as would be expected from the previous information, .a 

greater percentage of the non-resident owners (28 per cent) intend to 

change property use and most of these changes (83 per cent) will be to-. 

residential use. 

Table 7- Intended Use of Property When Acquired 

Land-Use Intended 
Properties Acquired 

(%) 

Residential 

Investment 

Speculation 

Agriculture 

Bushland conservation 

Holiday home 

Non-use 

Other 

...1* 	
C

n
  C

.
4

 C
A
 P-4  

e
si  

0
3

  

Total properties acquired 
100 

(121) 

The types of improvements carried out on properties, to some extent, 

reflect the interests and aspirations of landowners toward their 

properties. 	In the past three years, nearly all the landowners surveyed 

have carried out some improvements. However, intended improvements in 

the next three years-are far less-common and only 31 per cent of land-

owners have any plans for improvements during this period. Table 8 

lists the types of improvements carried out in the past three years and 

shows the intended use in the near future. 

The interests of many landowners in the appearance of their properties 

is shown by the large number who have made improvements related to the 

maintenance of grounds; for example, gardening, fencing, making fire 

breaks and so on. 	These improvements, unlike erecting buildings, 

installing water tanks and other major works, require more continual 

attention and are more often carried out by landowners. _ It may be 

concluded - from the fact-most_landowners undertake improvements of this 

type that-they have a--certain_pride in the appearance of their properties. 
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The notably lower percentages of intended improvements may be due to a 

lack of planning rather than fewer actual improvements being carried out. 

For instance, many owners may not plan maintenance type improvements but, 

instead, undertake them as the need arises. 	Therefore, the number of 

improvements planned may fall far short of those actually carried out. 

On the other hand, the few planned improvements, particularly major 

improvements, may reflect the fact that a large proportion of landowners 

do not intend to change the use of their property in the foreseeable 

future and hence will not be undertaking major alterations, such as 

erecting new dwellings or installing septic tanks. 

Table 8. Property Improvements Undertaken in the Past Three 
Years and Those Planned for the Next Three Years.. 

Property Improvements 

• 

Percentage of Landowners Carrying 
Out Each Improvement 

 

Past 3 Years Next 3 Years 

, 
Clearing 41 14 

Weed control 41 24 

Landscaping 43 27 

Planting native trees 48 29 

Planting exotic trees 22 13 

Fire break construction 25 11 

Burning off 30 11 

Building new dwelling 13 1 

Fencing 32 16 

Installing water tank S 	5 6 

Installing septic tank 11 5 

No improvements 9 31 

It is more difficult for non-resident owners to carry out improvements 

on their properties, simply because they di) not live an the land. 	The 

frequency with which non-resident owners visit their properties gives an 

indication of their commitment to their land. Most non-resident land-

owners surveyed appear to have visited their property at some time during 

the past year (Table 9). The relatively large percentage of owners who 

visited their properties weekly or monthly indicates that many non- 
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resident owners have a considerable commitment to their land and most 

probably do their own maintenance. Understandably, some landowners are 

unable to visit or carry out property maintenance for one reason or 

another. 	In 17 per cent of cases, other people are employed to maintain 

the property on behalf of the owner. Only a few properties receive no 

maintenance at all (11 per cent), indicating that most land in Fern Tree 

is:periodically inspected and maintained. 

• Table 9. The Frequency at Which Non-Resident Property Owners 
• Visited Their Fern Tree Properties in the Past Year 

Frequency of Visits 
Non-Resident Landowners 

Surveyed 	(%) 

At least once a week 17 

At least once a month 22 	. 

At least twice a year 28 

At least.once a year 17 

No visits in the past year 11 

No answer 6 

Total non-resident landowners 100 
surveyed (18) 

4.5 	PREFERRED LAND-USES AND LANDOWNERS' INVOLVEMENT IN 

PLANNING IN THE FERN TREE AREA 

4.5.1 Land-Use Preferences for Fern Tree 

The following question was asked of all landowners surveyed: Could you 

tell me which single Land -use shown here would most suit the Fern Tree 

area? The listed land-uses were agriculture, forestry, mining, hobby 

farming, suburban low density residential development, organised 

recreation such as cricket, soccer or tennis, less organised recreation 

such as bushwalking or picnics and conservation of remaining bushland by 

limiting development. 	The results are shown in Table 10. 	The majority 

of landowners said that the land-use most suited to Fern Tree is 

conservation of the remaining bushland by limiting development. None 

felt that forestry, mining, agriculture or industrial development suited 

the area. Recreation and low density residential development were seen 
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by some as suitable uses. 

Table 10. Preferred Land-Uses For Fern Tree 

Land-Use 
Landowners Surveyed 

(%) 

Conservation of remaining bushland 
by limiting development 

Recreation 12  

Suburban law density residential 
development 

Hobby farming 

65 

15 

14 

6 

Total landowners surveyed 
100 

(105) 

Conversely, when landowners were shown the same list of land-uses and 

asked which land-'use least suited Fern Tree, most indicated industrial 

development was least appropriate (69 per cent). 	Others said that 

mining, forestry and hobby farming least suited Fern Tree. 

In interpreting what these land-use preferences reflect in the 

attitudes of landowners towards development in Fern Tree, it must be 

recognised that there is always the possibility of the responses being 

biased. This bias could be through respondents answering the question 

the way they think the interviewer wants, therefore not giving their true 

opinion or else they wish to hide their real attitudes for one reason or 

another. 	This bias is difficult to assess and hence these results must 

be interpreted with some caution. 

To add to the information on land-use preferences, questions relating 

to the density of development were asked. Landowners were asked whether 

they were in favour of minimum lot sizes, to find out if they felt some 

control on density of development was desirable. 	In response, the 

majority of landowners (79 per cent) indicated they favoured minimum lot 

sizes. The minimum lot sizes that were suggested are shown in Table 11. 

Most landowners favoured minimum lot sizes of between 0.21-0.05 ha. 

Some of the landowners felt that smaller lot sizes were desirable 

(0.20 ha . or less) and a notable percentage felt that lot sizes should be 

larger (1 ha or over). 
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Table 11. Minimum Lot Sizes Preferred by Landowners 

Minimum Lot Sizes (ha) 
Landowners Surveyed Who 
Favour Minimum Lot Sizes 

(%) 

0.20 or less 18 

0.21-0.50 53 

0.51-1.00 12 

1.01-5.00 17 

Total landowners surveyed who 100 
favoured minimum lot sizes (83) 

When cross-tabulating the preferred minimum lot sizes listed with the 

actual sizes of the landowners' properties, most landowners favoured a 

lot size similar to their own property size. 	This was less marked in 

those landowners with very small lots as they generally favoured larger 

lot sizes, whilst the landowners with large land holdings often favoured 

smaller lot sizes. 

By comparing the minimum lot sizes favoured by landowners with those 

presently enforced in the area through the existing Planning Scheme for 

Hobart City (see Chapter Five for details of the Scheme), most landowners 

indicated a minimum lot size larger than that in the Residental B zone 

(minimum lot size 0.06 ha) and smaller than that, covering most of the 

area, in the Rural zone (lot size of 4 ha 13 ). 	This suggests that, in 

most areas of the Rural zone, a higher density of development than that 

currently permitted is seen as desirable by many landowners. However, 

the preferred lot sizes may also be related to the size of property land-

owners feel they can comfortably maintain and not be necessarily related 

to the control of the density of development. 

4.5.2 Landowners' Involvement in Planning in Fern Tree 

It is now recognised in many communities that an involvement in planning 

is necessary to ensure that a communal area is developed in such a way as 

to meet the spatial options the community prefers. 	Whether landowners 

have had the opportunity, or indeed the initiative, to express their 

views on how Fern Tree should be planned is the question examined below. 
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Most Fern Tree landowners surveyed showed they felt involvement in 

planning was worthwhile (87 per cent). 	Almost all of these people feel 

that there should be some community involvement in planning. Table 12 

shows the levels of involvement seen as desirable compared with those 

landowners feel exist in Fern Tee at present. 	The results of a cross- 

tabulation between these two sets of figures indicated a large proportion 

of landowners were relatively satisfied with their level of involvement 

in planning (over 90 per cent), though, according to some, more involve- 

ment is necessary. 	This was particularly evident in the few cases where 

landowners felt total community control over planning was desirable, and 

only a small percentage of these felt the Fern Tree community had 

achieved this. 

Table 12. Levels of Community Involvement in Planning Desirable 
and the Level Existing in Fern Tree 

Level of Involvement 
Landowners Surveyed (%) 

Desirable Level Level in Fern Tree 

No community involvement 0 6 

Some community involvement 80 73 

Total community control 16 2 

Does not know 4 19 

Total landowners surveyed 
100 

(105) 
100 

(105) 

It is relatively easy to gain some indication of the desired level of 

community involvement in planning but it is difficult to obtain an 

indication of the actual involvement of individuals. Often this 

involvement is in the hands of a few persons who may, or may not, 

represent the ideas of the community as a whole. 

In the Fern Tree community, there is one group in particular which is 

seen as the avenue for involvement in planning. This group is the Fern 

Tree Community Association (FTCA) and, through its liaison with the 

Hobart City Council, it is the community action group of the area with 

respect to planning issues. 

Membership of the FTCA is open to all landowners and residents of the 
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Fern Tree area. All of the resident landowners surveyed (only resident 

owners were included in this investigation) were aware of the FTCA but 

only 23 per cent considered themselves members. Of these members, 40 

per cent felt they were actively involved, 45 per cent somewhat involved 

and the remainder were not very active members of the Association. 	In 

general, those who are members of the FTCA are also involved in other 

community activities. The ages of members are mostly under fifty years 

(72 per cent). This supports comments made by older members of the 

community who said they had once been members but now leave it up to the 

younger and more enthusiastic people of the community. Whether this 

group can adequately represent the attitudes of the total community is 

questionable. However, the nucleus for an effective community involve-

ment in planning exists in Fern Tree and is recognised by some members of 

the Hobart City Council who deal with community action groups. Recently, 

for example, the FTCA called a meeting to discuss a proposed development 

for the Mt. Wellington area. Through this meeting the community decided 

that this development was undesirable for the Fern Tree area and the 

Council was informed of this opinion. 	The success of this meeting in 

influencing the Council's decision is unknown as a decision has not been 

made as yet. 	However, it does show that the community is willing to 

gather opinions and present them to the Council, thus facilitating their 

involvement in planning Fern Tree and adjacent areas. 

4.6 	LANDOWNERS' PERCEPTION OF THE FERN TREE ENVIRONMENT 

4.6.1 Environmental Hazards in the Fern Tree Area 

Due to the geographic location of Fern Tree and the large percentage of 

forest cover, a number of environmental conditions are regarded as 

hazardous to many resident landowners. 	In particular, these conditions 

include snow, frost, fog, rain, wind (see Section 3.4 for a description 

of these conditions) and the likelihood of wildfire. The steep topo-

graphy characteristic of much of the area adds further to these hazards 

because of the exposed positions of many dwellings and the limited access 

to many areas. 

Whether the landowners perceive these conditions as environmental 

hazards indicates, to a degree, their level of acceptance of the Fern 

Tree environment and their awareness of the problems that environment may 
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cause: Many resident landowners, when asked what environmental 

conditions in the area bother them, indicated that fire, wind and, to a 

lesser extent, snow and frost caused them concern (Table 13). 

Table 13. Environmental Conditions in Fern Tree 
Which Bother Resident Landowners 

Environmental 
Condition 

Resident Landowners Bothered by 
Each Condition 	(% of 87 cases) 

Fire 59 

Wind 40 

Snow 21 

Frost 16 

Fog 10 

Temperatures 10 	, 

Rain 4 

The extent to which these landowners are bothered becomes evident when 

asked which conditions make them feel unsafe. The threat of fire 

appears to be the most feared environmental hazard as 38 per cent of 

those asked indicated it made them feel unsafe. The loss of property . 

experienced by some of these landowners in the 1967 fires has caused much 

of this fear (see Chapter Three for more information on the effects of 

these fires). 	Wind, to a lesser extent, creates fear amongst 14 per 

cent of the landowners surveyed. 

A cross-tabulation with age and sex showed that both men and women of 

all ages expressed similar perceptions of these hazards. 

4.6.2 The Adequacy of Services in Fern Tree 

The services in the Fern Tree area would probably be considered inadequate 

by most urban dwellers. 	For example, the bus service is infrequent, 

there is no sewage system, roads are not kerbed and, in some instances, 

are unsealed. 	Until recently, water supply was limited in some areas. 

However, the resident landowners surveyed indicated that services in 

general were adequate in Fern Tree (98 per cent feeling this way). When 

referring to particular services, again all the services seem adequate to 

most people. 	The service seen as least adequate is the bus service (31 
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per cent of those surveyed feel it is inadequate). 

4.6.3 Resident Landowners' Perception of Fern Tree 

as a Place to Live 

Almost all the landowners questioned (98 per cent) stated that they liked 

living in Fern Tree all or most of the time. The reasons why these 

landowners like the area are given in Table 14. 	In general, features of 

the Fern Tree physical environment including its isolation from the city 

environment, its bushland character and cleanliness are the reasons given 

why most of these people like living in Fern Tree. 	Therefore, to retain 

the features which make Fern Tree a pleasurable place to live for those 

currently residing and owning land in the area should be an objective in 

future planning. 

Table 14. Reasons Why Resident Landowners Like Living 
in Fern Tree 

Reasons Why Landowners Like 
Living in Fern Tree 

Resident Landowners Surveyed 
(%) 

The bush environment 28 

Isolation  

Clean environment 6 

Climate 3 

Family reasons 15  9 

The Fern Tree community 3 

Proximity to the city 7 

Does not like living in the 
area 2 

100 
Resident landowners surveyed (87) 

4.7 IMPLICATIONS OF POPULATION CHARACTERISTICS FOR FUTURE 

PLANNING STRATEGIES IN FERN TREE 

Many features of the Fern Tree resident and landowner populations 

relevant to future planning strategies have become apparent through the 

information contained in the preceding sections. Though the trends 
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revealed throughout this Chapter are only based on a sample population; 

it is assumed that they are most probably representative of the total 

population. 	Several of the features identified are of sufficient 

importance to be used as a guide for the direction of future planning in 

the area (see Chapter Six for the application of these features into 

planning strategies). 	These features are mentioned below, beginning 

with those of particular relevance to the objectives of this thesis, 

followed by those which supplement this information in that they are also 

important for future planning in Fern Tree. 

(a) The pressures for development in Fern Tree, as indicated by the 

relatively slow but steady growth in population and the lack of informa-

tion obtained to suggest that landowners in the area intend to develop 

their land or use it for speculation, are not great but a steady demand 

for new developments will most probably be maintained. Whether this 

growth should be accommodated in Fern Tree is discussed in Section 6.3. 

There is, however, a potential for development pressure to be applied 

in Fern Tree by landowners as many of them are wealthy and may use their 

influence to pressure the Council to make development decisions which are 

in their favour. 	This is a problem in any private property system and 

it requires the planning authority to take a strong stand to minimise the 

effect of these development pressures. 

(b) The desirable future of Fern Tree seen by landowners is based on 

the conservation of remaining bushland by limiting development. 	In 

fact, most people living in the area do so because they like features of 

the bushland environment. It is therefore important in the future 

planning of the area to recognise this attribute and to plan to conserve 

it. 

(c) The Fern Tree community sees involvement in planning as worth-

while and the FTCA is the group which undertakes this important role. 

The effectiveness of this group depends on how representative it is of 

the total community and whether the planning authority seriously 

considers its opinions when making planning decisions with respect to the 

area. If these prerequisites are met, the Fern Tree community could be 

actively involved in the planning of their area. 

(d) Features of the Fern Tree environment seen as particularly 
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hazardous by many landowners are fire and, to a lesser extent, wind. 

These fears are justified as there is a high fire danger in the area 

because of its bushland nature, and winds are severe in exposed areas and 

may cause property damage. To alleviate these fears, future planning 

should incorporate some precautions to protect residents and their 

properties from these hazards. 	Chapter Six provides some actions which 

could be incorporated in the planning scheme to achieve this. 

• (e) At least in the near future, no improvements to services are seen 

as necessary by landowners, the only exception being the bus service 

which may need some improvement. The relatively slow growth of Fern 

Tree and the apparent adequacy of services indicate that the Council need 

not spend public funds to extend or improve infrastructure in Fern Tree, 

at least in the near future. 

In conclusion, given the existing population characteristics included 

in this Chapter, the development of a bushland suburb in Fern Tree seems 

to be a desirable and possible future planning strategy for the area. 
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and Unwin, Sydney. 
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Analysis; George Allan and Unwin, Sydney. 

4. KILMARTIN, L., et al., 1978; op. cit. 
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address at which a person has lived for the past six months or 
intends to live for any period of six months or more. 

6. The figures have been adjusted for a 3 per cent, 6 per cent and 6 
per cent missing value for the Fern Tree, Kingborough and Hobart 
City populations respectively and are the incomes recorded for 
the 1978/79 financial year. 

7. In all tables of population characteristics throughout this chapter, 
the figures shown in brackets. 

8. From the Hobart City Council rate files a list of landowners in Fern 
Tree was obtained. As mentioned, however, a number of the 
persons listed and selected for the survey no longer owned 
property in the area or had changed their address. Many of the 
cases not located may have fallen into these categories. Only 23 
of those cases were confirmed either by neighbours or some other 
person as having sold their property in the area. These cases 
were then deleted from the survey sample. 

9. There were four cases of new owners recorded in the survey. 

10. The figure of 335 persons was all owners, including both owners, of 
jointly owned properties. 

11. MEYER, C.S. and PRATT, R.W., 1966; A Note on Non-Responses in a Mail 
Survey; Public Opinion Quarterly 30; 637-646. 

12. Recreation in this instance combines both organised and less 
organised recreation figures. 

13. In practice this lot size has been reduced to 10 ha: see Chapter 
Five. 

14. Isolation refers to the isolation from the pressures of city living. 

15. Family reasons here refer to the happiness and health of the family. 
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5.1 	INTRODUCTION 

This chapter is concerned with assessing the current planning scheme 

applicable to the Fern Tree area and, in doing so, will examine: 

(a) the bodies responsible for planning in southern Tasmania 

applicable to Fern Tree; 

(b) the planning schemes pertaining to Fern Tree; and 

(c) the inadequacies of the existing planning schemes and 

strategies in the bushland setting of Fern Tree. 

5.2 	BODIES RESPONSIBLE FOR PLANNING IN FERN TREE 

Three bodies have jurisdiction over planning and development in Fern 

Tree. 	These are: 

(a) at the State level, the Town and Country Planning Commission; 

(b) at the Regional level, the Southern Metropolitan Master 

Planning Authority; and 

(c) at the Local Government level, the Hobart City Council. 

5.2.1 The Town and Country Planning Commission 

In common with the planning legislation in other Australian States, the 

original Town Planning Act in Tasmania was initiated as a result of 

recommendations made to the Federal Government in 1944 by the Common-

wealth Housing Commission. 	In Tasmania, there has been little change in 

planning legislation since that time. 

The form of planning now carried out in most of Tasmania is based on 

statutory zoning schemes. Such schemes rely largely on zoning of land-

uses and the application of minimum lot sizes to control development. 

Hobart, however, has no such statutory scheme, though it does have a 

draft planning scheme (see Section 5.3 for details of this scheme). 

This lack of statutory power in the planning scheme, although providing 

the Council with flexibility in the future planning strategies for the 
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Hobart area, leads to uncertainty on the part of the State as to how its 

capital city will develop. 

An attempt to improve State planning in Tasmania was initiated by the 

Government in the form of a State Development Study. This study 

provided the basis for the Draft State Strategy Plan l  and was financed by 

both State and Commonwealth Governments. 	The study was begun in April 

1974 and was stimulated primarily by the recognised need for a broader 

look at State planning in Tasmania. The aims of the State Development 

Study were: 

(a) to identify future growth areas in Tasmania within the context 

of a State development programme; 

(b) to formulate policy guidelines for integrated development of 

the State on a regional basis; 

(c) to resolve major conflicts between the competing requirements 

of development and conservation in the best interests of the 

community; and 

(d) to' help the State improve its planning resources 2 . 

The Commissioner for Town and Country Planning, Mr. Noel Lyneham, 

indicates that the Draft Report of the State Strategy Plan should be the 

commencement and not the completion of strategic planning in Tasmania ,3 . 

Just following the initiation of the State Development Study, the Town 

and Country Planning Commission introduced the Planning and Development 

Bill in late 1974. 	This Bill was also stimulated by the need for a new 

planning approach in Tasmania. 

The Bill was passed to the Legislative Council in November 1975 and 

then referred to a Select Committee for further examination. 	Clause 21 

of this Bill clearly describes the new approach to planning envisaged and 

reads: 

The objects of the Act are to ensure that future development 
of the State, insofar as its economy and the environment and 
the social well-being of its inhabitants may be affected, 
accords with properly considered policies that are 
formulated on adequate information and are directed to the 
promotion of the welfare of the inhabitants of the State and 
of others who may resort thereto. 4  
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The Bill has received much opposition primarily from, as Lyneham 

explains, a few influential gentlemen of the establishment and a few 

aspiring politicians to try and ensure the maintenance of the status quo 

and the protection and advancement of their own personal interests. 5  As 

a consequence, the Bill has lapsed since the Select Committee of the 

Legislative Council has not been reconvened since the first proroguing of 

Parliament after the Bill was introduced. 

5.2.2 The Southern Metropolitan Master Planning Authority 

The Southern Metropolitan Master Planning Authority was introduced in 

1977 under Section 740A (1) of the Local Government Act (1962) 6  to 

co-ordinate planning in southern Tasmania. The city of Hobart is a 

constituent municipality of this Authority., 

The Authority is responsible for determining planning policies which 

should be adopted in southern metropolitan Tasmania with respect to the 

development of land. The duties of the Authority as set out in the Act 

include: 

A master planning authority may prepare master plans for the 
whole area of its constituent municipalities or an area 
extending into two or more of those municipalities or wholly 
or partially within the jurisdiction of a marine board.' 

The ,Southern Metropolitan Master Planning Authority has not as yet 

produced any master plan for the area and there is no indication as to 

when this will be achieved. 

The lack of regional planning strategies leaves areas such as Fern 

Tree with no broad planning guidelines upon which the Hobart City Council 

can base its awn planning strategies for the area. 	In addition, because 

of the lack of a State or regional plan, no continuity of planning within 

the State or between the neighbouring municipalities of Glenorchy or 

Kingborough exists. As a consequence, the development of planning 

strategies for Fern Tree is the responsibility of the Hobart City Council 

alone. 

5.2.3 The Hobart City Council 

All planning in the city of Hobart is within the ambit of the Local 

Government Act (1962). 	Both the function and administrative rules from 
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which Local Governments operate in Tasmania are defined in this Act. 

Aspects of the Act which are of particular relevance to planning in the 

Fern Tree area are building, building estates, planning schemes, planning 

appeals, water, sewerage and roads and streets. 

Together with the Local Government Act, other Acts and Bylaws relating 

to planning in the city of Hobart include: 

(a) the Hobart Corporation Act (1963, 

(b) the Building Regulations Act (1978), 

(c) the Metropolitan Water Act (1963, and 

(d) various Council Bylaws. 

This legislation exists to enable local governments to regulate the 

urban complex; however, none is specifically directed towards land-use 

planning. 	For example, land-use planning involves more than the control 

of development by building regulations or the provision of parking 

facilities. 	More importantly, it involves such things as assessing the 

suitability of uses in particular development areas and predictions of 

future needs of communities and regions. 	These Acts and Bylaws direct 

attention toward health and building regulations 8  as a means of planning 

control but they make no provision to question the social, economic, 

environmental or future implications of certain developments. As 

previously indicated in Section 2.1, the planners employed by Local 

Government bodies are restricted in their ability to allocate resources 

effectively since they lack the necessary information base and the time 

-to carry out the necessary research; even more importantly, planners are 

often required to operate in an atmosphere of partial commitment on 

behalf of the decision makers for whom they work. 

As a result of the above factors, planning in the city of Hobart 

currently deals largely with existing land-uses and buildings and control 

over buildings and land development. 	Land-use planning, which has 

traditionally been regarded as a function subservient to engineering or 

architecture, is still largely regarded as such. 	The status of planning 

in Hobart is described by Mr. R. Graham who, until May 1980, was Hobart 

City Planner: 

The development of roads, sewers, drains, buildings, etc. 
must be decided primarily on the grounds of economics, 
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market demands and their effect on the Council's resources. 
It is the job of planning to make these things more 
acceptable or to fit better once the basic location and 
development parameters have been set. 9  

In Hobart, the City Planning Department was formed in 1976. 	This 

body was expected to provide a greater degree of budgetary planning, a 

policy executive in administration and to break dawn existing barriers 

between Council departments. However, according to Graham 10 this has 

failed in the following areas: 

(a) the recommendation for a financial research capacity to gather 

resource data to enable land-use planning to be effective has 

been rejected; 

(b) the policy executive is seen as an administrative 'get 

together' by heads of departments; and 

(c) the committee and departmental systems have largely remained 

unchanged. 

It would seem from the above comments that the Hobart City Council 

operates on the traditional functional lines where the City Engineer and 

the City Treasurer still control the use of land. 	This traditional 

approach is supported by most of the Aldermen and any encroachment 

produces strong reaction. Because this approach is based on existing 

regulations relating to the installation of services, consideration of 

the social or environmental aspects of planning is often neglected. 

5.3  LAND-USE PLANNING SCHEMES IN HOBART AND THEIR RELEVANCE 

TO FERN TREE 

There have been two planning schemes created for the city of Hobart. 

The first of these was the Cook Plan of 1945 11 . This plan provided the 

basis for the accepted development pattern of Hobart till 1976 when a 

second planning scheme was introduced. 	This later scheme is the City of 

Hobart Draft Planning Scheme l2 and is the current basis for planning in 

Hobart City. 	This, however, does not have statutory recognition and 

thus only provides a guideline for planning. 	The relevance of each of 

these schemes for the development pattern of Fern Tree is outlined below. 



113 

The Cook Plan 

The Cook Plan was produced by Mr. F. Cook, former City Engineer of Port 

Melbourne, Victoria. 	The aims of the Cook Plan were to provide a 
practical scheme to guide and regulate future growth and to ensure that 

all the individual contributions to city building shall be so directed 

that a convenient, healthful and beautiful city in which to live, work 

and play will result." 

Cook recognised some of the problems associated with urban fringe 

development in Hobart and made comments on setting limits to urban 

expansion. 	Several of the problems he pointed out were the difficulty 

of providing adequate services and the inadequate data available on the 

physical nature of the area to enable serviced development to proceed. 

Though Cook recognised these problems, he assumed the use of these areas 

would be primarily residential and did not consider broader land,use 

types such as rural conservation. 

The City of Hobart Draft Planning Scheme 

This Planning Scheme reflects many of the ideas put forward in the Cook 

Plan and is directed toward: 

(a) definition of various land-uses; 

(b) definition of land-use zones; 

(c) specification of permitted, discretional and prohibited uses 

within particular zones; 

(d) building setbacks; and 

(e) conditions regarding the intensity of site development and the 

height and appearance of buildings. 

The Scheme sets out the rules under which developments may occur and 

consequently offers some degree of protection to landowners and land 

users from the effects of uncontrolled development. 	Furthermore, the 

Scheme defines standards for development. 

The Scheme divides the Fern Tree area into two different zones for 

residential development (the Residential B and Rural zones). 	A small 

area within Fern Tree has been zoned Suburban Commercial and is located 

where existing shop and hotel facilities are situated. The remainder of 

the area is zoned Reserve. 	There are several different types of 
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reserves in the area, the largest area being Public Open Space. 	Small 

areas are zoned Education and Commonwealth Reserves (Figure 20). 

In reserved areas, the Planning Scheme states that no development 

should be permitted without prior written permission from the Council. 

In deciding if certain development forms should be permitted, the Council 

is required to consider such proposals in the light of: 

(a) the intended use of the reserve; 

(b) other suitable locations for the proposal; 

(c) the impact on neighbouring zones; and 

(d) the amenity of related property. 

The Residential zones permit developments of different types. Table 

15 lists the permitted, prohibited and discretional uses for these two 

zones. 	The large number of discretional uses indicates the degree of 

flexibility the Council retains for determining the form of development 

in these zones. 

The Council, when assessing the applicability of particular 

discretional uses, is disadvantaged as it lacks the necessary information 

to make such a decision. 	Adequate information for such decisions and 

the time needed to assess it are luxuries the Council does seem to 

recognise as important (see Section 2.1). 

The control of development (for example, land subdivision in Fern 

Tree) is achieved through the Planning Scheme by the use of minimum lot 

size regulations. 	In the Residential B zone the minimum lot size is 

550m2  with an inscribed circle of 18m, whereas in the Rural zone the 

minimum lot size is 40 000m 2  but this can be reduced to 10 000m 2  at the 

discretion of the Council. 	The Planning Scheme also sets out the 

building standards which must be met in any new development. 

The only protection provided in the Scheme for bushland on private 

property is through the Tree Preservation Order. 	This Order may be 

issued by the Council when it feels that tree protection is necessary for 

securing amenity or preserving existing amenity in an area.. The success 

of this Order is unclear and it is generally only enforced when there is 

public complaint received regarding the felling of or damage to trees, 
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Table 15. Permitted and Prohibited Uses in Residential B and 
Rural Zones as Set Out in the Hobart City Council Draft 

Planning Scheme, 1976. 
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X
  

Art Gallery 

Bank 	. 

Cafe and Restaurant 

Clinic, Creche and Charitable Institution 

Club 	. 

Convalescent Home 

Domestic Business 

Educational Use 

Ex-service, Sporting and other Associations 

Freezing and 	Storage -Works 

Home Occupation 	 , 

Hospital 

Hotel 	. 
Industry 	- 	Extractive 

General 
Light 

Library National Trust 

Liquid Fuel Depot 

Doctor's Surgery 

Motor Repair Garage 

Museum 

Nursing Home 	- 

Office 

Place of Assembly and/or Worship 

Port Purposes 

Railway Purposes 

Residential 	- 	1 and 2 Family Dwelling 
Group House 
Apartment Building 

Residential Building (Motel, Guest House, Hotel) 

Saleyard 

Service Station 

Shop 

Showroom 

Sports Ground 

Bulk Storage 

Timber Yard 

Transport Depot 

Warehouse 
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5.4 	THE LIMITATIONS IN CURRENT PLANNING STRATEGIES IN 

MANAGING DEVELOPMENT IN FERN TREE 

All planning has its limitations both from its approach and the methods 

available for its implementation. 	This is particularly evident in a 

property-owning system where it is believed that landowners have the 

right to use their property as they wish. Any infringement on this 

right is seen as a threat to the freedom of the individual. 	Planning is 

often seen as such a threat. The considerable proportion of privately 

owned property in Fern Tree therefore limits the ability of the Council 

to control and co-ordinate land-use effectively. 

Added to the basic planning constraints resulting from land ownership 

are those which become evident in particular planning situations. 	In 

Fern Tree, these additional constraints stem from: 

(a) the lack of regional planning in southern Tasmania, 

(b) the traditional role of the Council, 

(c) the Planning Scheme and its interpretation, and 

(d) the limited resources available to those required to make 

planning decisions. 

To illustrate the implications of these four constraints to planning 

in Fern Tree, the following examples are used. 

(a) Regional planning in southern Tasmania, as previously mentioned 

in Section 5.2.2, affords no planning scheme for the overall land-use 

planning of the region. The implications of this lack of regional 

planning are particularly evident in Fern Tree as it borders areas under 

the control of the Lands Department (Mt. Wellington Range), Kingborough 

Municipality and, through the Mountain Park, the Glenorchy City Council. 

The Lands Department has recently adopted a planning approach in its 

proposal for the development of tourist facilities at the summit of Mt. 

Wellington and at the Springs. 	The proposal, if pursued, would have 

many implications for the Fern Tree area and its community through which 

the tourist trade would pass, yet there is no regional planning approach 

which takes into account these relationships. 

(b) The role of the Council has traditionally been seen as a 

servicing agent. 	In this way it has been able to influence development 
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in Fern Tree regardless of the Planning Scheme by: 

(1) 	providing services and thus stimulating development; 

(ii) providing services which favour one type of land-use above 
another; 

(iii) introducing services which reduce the amenity of neigh-
bouring property, and 

(iv) reducing areas available for certain land-uses by purchasing 
them for roads, reserves, car parks and water catchment 
areas. 

This role of the Council has been reflected in the Planning Scheme in 

that it is permissive towards infrastructure development and there are no 

controls over the development of services set out in the Scheme. 	Such a 

planning approach means that the extension of roads, sewers or water 

supply in Fern Tree is not considered a matter of planning. However, 

the inevitable result of such extensions is that, development, whether 

desirable or not, is encouraged as the area, once serviced, has a higher 

development potential. 	One recent example of this Council activity in 

Fern Tree was the doubling of the water supply capacity to the area. 

This ultimately will encourage further development in that section of 

Fern Tree with the improved water supply. 	The area concerned is zoned 

Rural, indicating a very low density of development, but, by the 

installation of this service, much more intensive development will be 

stimulated. 	This seems to be a contradiction on behalf of the Council, 

showing its inconsistency between the Planning Scheme and action taken as 

a servicing agent and hence illustrates the inadequately defined land-use 

policy for the area. 

(c) A major weakness in the Planning Scheme for the Hobart area is 

that it is not a statutory document and therefore may be modified almost 

at will by the Council. 	This results in uncertainties on behalf of 

planners and landowners as to what the land-use policy of the Council is 

with regard to the Fern Tree area, and it also leaves the Council open to 

manipulation by those with land-use interests. 	Further flexibility 

exists within the Planning Scheme due to the large number of 

discretionary uses and a clause giving this discretionary power totally 

to the Council. An example of how the Scheme can be changed and 

discretionary power used to relax control available through the Planning 

Scheme is outlined below. In the Rural zone, the minimum lot size is 
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stated as 40000m 2 ; however, a clause has been added which allows a 

minimum lot size of 10000m 2  to be permitted at the discretion of the 

Council. 	There are no guidelines available to help determine the 

appropriate use of this option and, as a result, the 10000m 2  minimum lot 

size has become the rule rather than the exception. 

An additional weakness of this Planning Scheme and, in fact, any 

scheme which uses zoning as a basis for land-use control, is that it 

provides planning justification for land-use change. This change may 

reflect the speculative assumptions of property owners or developers. 

For example, under existing planning in Fern Tree the Rural zone has the 

potential for a greater density if it were rezoned Residential B. 	This 

change has been suggested by some Aldermen as being desirable 14 . If this 

change is implemented, the subsequent increase in residential density 

would allow more varied uses in the zone. This would lead to an 

increase in speculative land-use change and, in turn, demand more 

permissive planning controls. 	It is interesting to note that if higher 

density development is permitted, the Planning Scheme, as it is, has no 

controls suitable for managing this type of development in the sensitive 

bushland suburb of Fern Tree which, from the bio-physical analysis 

contained in Chapter Three, has very few areas suitable for any form of 

intensive development. 

(d) The resources available to the Council upon which it can base 

land-use decisions are limited. 	This is not so much the fault of the 

Council but more a function of the system in which it operates. 	The 

limited finance, information and professional expertise available 

severely restrict its ability to make effective planning decisions. 	On 

the other hand, the Council has shown an ability to develop more 

effective planning schemes in other areas of Hobart. For example, the 

Battery Point Planning Scheme is a statutory scheme which addresses and 

attempts to solve planning problems in the historic inner suburb of 

Battery Point. 	However, further afield on the urban fringe, the Council 

seems unable to make such an assessment as to the future development of 

Fern Tree and its surrounds. 	The recent tourist base development 

proposal for the Springs and Mt. Wellington has illustrated the Council's 

inadequacy in this area. This development involves, amongst other 

things, the establishment of a kiosk, skiing facilities, an enclosed 

lookout tower and a cable car on the mountain. The implications of this 
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type of development on the Fern Tree community would be great as it is 

located close to the proposed developments and, due to the community's 

interest in the bushland environment of Fern Tree and its surrounding 

area, it has a close affinity to the nearby mountain and Mountain Park 

reserve. 	A decision on the location of these facilities partially lies 

in the hands of the Hobart City Council which has custodianship over the 

Mountain Park. However, the Council has inadequate information upon 

which to make a decision on this type of development. If the Council 

did have the necessary information, other options on the location of this 

tourist facility may prove more appropriate. 	Further, it appears that 

alternative development sites have not, as yet, been considered. 
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BUSHLAND SUBURB 
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6.1 	INTRODUCTION 

Throughout this thesis data has been collected on the bio-physical 

nature, social characteristics and political and administrative setting 

of Fern Tree. 	In this chapter, the main results of these investigations 

are summarised and related to the objectives of the study outlined in 

Section 1.5. 	The first six objectives concern development opportunities 

and constraints and are discussed in Section 6.2. 	In Section 6.3 this 

information is developed a step further with respect to the final 

objective. 	The section integrates the thesis data and relates it to 

various management options in order to determine the most appropriate for 

Fern Tree. 	Section 6.4 also deals with the final objective and provides 

a list of actions which are required if Fern Tree is to be managed 

successfully as a residential bushland suburb. 

6.2 	DEVELOPMENT OPPORTUNITIES AND CONSTRAINTS 

OBJECTIVE (1): To assess the desirability of the Fern Tree area 
for management as a residential bushland suburb. 

Much of the information contained in this thesis corroborates the view 

that Fern Tree should be managed as a bushland suburb. The main 

features of the area supporting this conclusion are: 

(a) The landscape value for the city of Hobart in that Fern Tree forms 

part of the mountain backdrop to the city. 

(b) Fern Tree's value as a recreation resource close to the city, 

including major recreation areas already reserved, suggesting that 

management should be in keeping with these features. 

(c) The need to protect water catchment resources for city supplies. 

(d) The opportunity to develop a bushland suburb style of development 

still exists because of the limited growth rate of Fern Tree, due 

mainly to the difficulties already experienced in developing this 

rugged landscape and the slow (at present negative) growth rate of 
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Hobart; consequently much bushland remains and planning should be 

directed towards keeping -this resource even if development pressures 

increase in -the future.. 

(e) Fern Tree's existing bushland character is the major factor in 

determining people's choice to live in the area; maintenance of this 

character, therefore, fits in with community aspirations, and 

support from residents for the idea could be expected. 

(f) Because of the vulnerability of Fern Tree's physical environment, 

due mainly to its rugged topography, care is needed to protect it 

from degradation. 

(g) Finally, the characteristics_of Fern Tree are an important source of 

variety and interest in the Hobart - urban environment. 	It is a 

rugged, forested landscape,-close,--on the one hand, to the Mt. 

Wellington Mountain Park and other large informal recreation 

resources, and, on the other, to Hobart's more densely populated 

urban area. 	In combination these characteristics add up to a 

considerable public amenity. 	Preservation of this amenity in the 

form of a residential but largely forested landscape, is a logical 

transition -in a gradation of landscapes varying from the formal 

arrangement of-the urban area to the relatively-natural environment 

of the Wellington Range. 

OBJECTIVE (2): To examine various approaches to the management 
and control of development in bushland settings 
in order to-determine their applicability to the 
Fern Tree situation. 

Several planning approaches outlined in Chapter Two have particular 

relevance in the Fern Tree situation. 

(a) Small zones within large lot or rural zones: 

- These smaller, special purpose zones have been used elsewhere to 

meet environmental, landscape and recreation objectives. There is 

a need for the planning authorities to recognise the value of this 

approach in Fern Tree. 

Most of the privately owned land in Fern Tree is zoned Rural and 

is therefore available for 10 ha subdivision. Much of this land, 

however, is rugged, .and of particular landscape value or recreation 
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potential. 	To date there has been no requirement for the Council 

to discern categories of land within the rural zone which might be 

appropriate to particular land uses. No provision for the 

regulation of this zone has been made. The application of this 

concept to Fern Tree is described below giving two examples of small 

zones which could be designated within the large lot or rural zones. 

Forest Protection Zones in Fern Tree, for example, could restrict 

development in those areas which are of particular conservation 

significance. A draft planning scheme for the Tasman Peninsula, 

Tasmania, made use of this type of zone to protect landscape values l. 

Elements of particular significance include important bushland 

habitats, water courses, landscape features and areas unsuited to 

development because of soil, slope or other physical constraints to 

building and septic tank effluent adsorption. 	Figure 17, page 71, 

shows where this zone could apply in Fern Tree .by showing areas 

unsuited to development. 

A second zone would be a Residential Bushland Zone which could 

incorporate the remaining areas of privately owned land in Fern Tree, 

The location of this zone is based on an assessment of landscape 

features and soil and slope characteristics which designate those 

locations suited to residential use. 	A range of lot sizes deter- 

mined, for example, on the basis of septic tank adsorption capability 

of the soil, could be incorporated in this zone. 

(b) Cluster or hamlet development: 

- Both cluster and hamlet developments require an adequate know-

ledge of the bio-physical nature of the region to enable sites 

suitable for high density residential development to be identified. 

By these methods developers can accommodate a higher number of 

dwellings per unit area on land of appropriate capacity than allowed 

under the existing zoning regulation. 

These developments are particularly applicable in the Fern Tree 

area if it is to accommodate future development yet avoid a detri-

mental impact on the environment. 	The advantage of this approach 

in areas like Fern Tree where the capacity for environmentally sound 

development is restricted to very few locations (see Chapter Three) 

is that these sites can be developed to their fullest potential. 

In addition, this approach facilitates the protection of forests by 
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leaving the residual common land (which has had its development 

rights used) as bushland. 

The information contained in this thesis provides much of the 

basic data necessary to assess the suitability of land for implemen-

tation of this approach. However, some changes to existing 

planning legislation will be needed. 

(c) The Residential Conservation Zone: 

• - This approach aims to conserve remaining bushland near urban 

centres, but its implementation depends on the initiative of people 

with conservation ideologies to join together to purchase land near 

to the city and live there according to principles which minimise 

their impact on the environment. 	Consequently, many constraints 

must be observed on how individuals can use their land, and people 

must abide by these regulations if they wish to live in the area. 

To apply the Residential Conservation Zone in Fern Tree initially 

requires the Council to be aware of the possibilities of this 

planning approach and prepare the ground for administrative changes 

that might be necessary. 	The Council could then take an active 

role in promoting the concept as part of overall discussions with 

the community about future planning in Fern Tree. 

(d) Re-subdividing inappropriate subdivisions: 

- In Fern Tree there are several small subdivisions in areas shown 

in this report as unsuitable for this type of residential develop-

ment. For example, there is a new subdivision on Summerleas Road 

and another, of approximately five hectare lots, on Grays Road. 

Both of these areas are unsuited to development due to soil and 

slope characteristics (Figure 21, page 135). 	Landscape value also 

stands to be damaged as both subdivisions are located near to or 

include ridges, and any clearing of forest and erection of buildings 

would be visible and detract from the remaining forested ridges of 

Fern Tree. 

To prevent further degradation of these sites the Council should 

consider placing an Interim Development Order on such. subdivisions. 

It then should either purchase the land to incorporate into the 

existing park system or re-subdivide and sell the lots on behalf of 

the landowners, reimbursing them from the proceeds of the sale. 

This second option has been-tested in East Gippsland, Victoria, and 
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has proved successful (see Section 2.2). 	However, the Council does 

not appear to recognise the inappropriateness of these subdivisions 

because approval has only recently been given. 	If the Council 

recognised these mistakes, considerable financial and professional 

resources would be needed to rectify them. However, at present, 

the Council does not see the problems associated with these develop-

ments and lacks the resources to overcome such mistakes. 

OBJECTIVE (3): To determine the bio-physical limitations to 
residential development in the area. 

To determine which bio-physical features of Fern Tree limit development, 

land-use, geology, climate, soil, slope, topography, landscape, vegeta-

tion and wildlife characteristics were assessed (seeP Chapter Three). 

From this assessment the major limiting parameters are soil characteris-

tics and slope. 	These two parameters restrict ihose areas capable of 

sustaining small lot development to less than one per cent of the total 

area (see Figure 17, page 72). 	Other parameters restricting development 

include existing land-uses which preclude certain other uses, water 

courses and ridge lines which need protection from development. 	The 

prevalence of strong winds, which may damage property on exposed slopes, 

implies that development should be restricted or, at least, regulated in 

such areas to avoid property damage. 	Figure 18 (page 81) shows the 

extent to which all of these parameters limit development in Fern Tree. 

OBJECTIVE (4): TO estimate pressures for development in Fern 
Tree. 

The Fern Tree population is growing at about two per cent per annum, with 

a large proportion of this growth occurring in the 45-54 year age groups. 

This growth is not large compared to other communities on the outskirts 

of Hobart, such as Kingborough, but is notable as the overall population 

of Hobart is actually declining. 	This slow growth provides an 

opportunity to manage urban fringe bushland for its conservation values 

before this option is closed. 

The growth rate of Fern Tree may well increase in the future as petrol 

prices continue to rise and housing further away from Hobart become less 

attractive. 	Also, Fern Tree's beautiful physical environment close to 

the city may attract many people wishing to live in a bushland environ- 
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ment,away from the pressures of more dense urban living. 	Even the 

present slow growth rate of Fern Tree must be conceived as a problem, as 

land suitable for residential development is so limited. 	Therefore, 

some restrictions on the amount of growth are needed now to prevent 

degradation of this highly valued environment. 

A survey of landowners (see Chapter Four) showed that few, if any, 

landowners intend developing their land in the foreseeable future. 	This 

situation could change at any time. 

OBJECTIVE (5): To discover the views of residents and landowners 
with respect to Fern Tree and its future. 

Most residents included in the landowners survey like living in Fern Tree 

and most attribute this to the bushland character of the area and its 

proximity to the city. 	Land-use preferences in the area reflect this 

attitude as most residents feel the bushland should be conserved by 

limiting development (see Chapter Four). 	Because of this bushland many 

landowners fear the associated threat of wildfire in the area. 	This may 

detract from the area as a place to live for many people, particularly 

those who lived through the devastating fires of 1967. 

OBJECTIVE (6): To identify existing political and administrative 
factors influencing development in Fern Tree. 

There are several political and administrative factors influencing 

development in Fern Tree. 

(a) The lack of regional planning in southern Tasmania precludes any 

coherent guidelines for the management of Fern Tree as an integral 

part of the Wellington Range area. 	Hence, in effect, planning is 

left to the Hobart City Council, acting in isolation from, for 

example, the Lands Department on the Wellington Range. 

(b) The traditional role of the Council has been as a servicing agency. 

As the normal function of a planning scheme does not place 

restrictions on infrastructure development, the provision of 

services is decided on by the Council generally in response to 

community demand. This action has determined much of the existing 

development pattern of Fern Tree independently of Planning Scheme 

directives or the suitability of the development. 
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(c) The Planning Scheme directs development by providing a development 

guide through its zoning policy. 	Because the scheme was not based 

on an environmental assessment of the area but rather on existing 

land-uses, many of the development areas have been shown in this 

study as inappropriate for such use. 	In addition, the Planning 

Scheme is very flexible, due to its lack of statutory power and the 

large number of discretional uses incorporated. The Council, or 

indeed those sectors of the community with land-use interests, can 

influence the direction and type of development by taking advantage 

of this flexibility. 	This flexibility in the Planning Scheme is 

particularly unwise under existing conditions in a fragile environ-

ment like Fern Tree, as it affords no protection for that environ-

ment. 

(d) The lack of information available to the Cquncil on land capability 

for various types of development, the effects of-certain land-use' 

on the landscape, the recreational potential of the region and the 

needs of the community, leaves it ill-equipped to make decisions '&14 

the most appropriate use of land. 	Again, the flexibility of thet..- 

Planning Scheme and the lack of necessary information leaves the k  

Council open to influence by sectors of the community with 

particular land-use aspirations. 

The above mentioned political and administrative factors affecting s' 

Fern Tree (see Chapter Five for further details) clearly influence land- 

use to varying degrees. 	Because there is no specific planning policy 

for the urban fringe of Hobart, many of these features are detrimental in 

terns of the ideal of retaining attractive bushland surrounds to the city. 

However, to put forward a policy to overcome these weaknesses requires 

Council recognition of development problems in these areas. A new 

planning approach is needed in Fern Tree which is derived from an 

adequate knowledge of the area and the community needs. 	In addition, 

the Council should be made aware of the range of planning techniques 

available to manage areas like Fern Tree. This thesis has identified 

problems associated with effective planning and collected data on the bio-

physical nature of Fern Tree and the attitudes of the landowners. 	It is 

up to the Council to follow through the various stages of devising a new 

planning approach for Fern Tree. 
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6.3 	MANAGEMENT OPTIONS FOR FERN TREE 

OBJECTIVE (7): To integrate the thesis data and information with 
a view to producing an appropriate management 
option and actions in Fern Tree. 

Determination of the appropriate management option for Fern Tree will be 

achieved by relating implications drawn from the data contained in this 

report to three development scenarios. A framework for managing Fern 

Tree in accord with the option seen as most appropriate follows in 

• Section 6.3.2. 	Action required to achieve this option, as well as its 

implications for future planning, are given in Section 6.4. 

6.3.1 Development Scenarios 

There are several theoretical management options for the Fern Tree area. 

These range from a maximum development scenario to one whereby develop-

ment is completely restricted in a preservation based management plan. 

Following is a description of three options together with discussions of 

their respective implications for the physical environment, the community 

and the Council. 

(a) The maximum development scenario: 

- The maximum development scenario is that all land in Fern Tree, 

available for development in the existing Planning Scheme, be 

developed to its maximum potential. 	That is, all privately owned 

land will, at some time in the future, be developed to minimum lot 

sizes of 550m2  in the Residential B zone and 10 000m2  in the Rural 

zone (see Figure 20, page 115, for the areas which would be developed 

under this option). 

The option is the likely outcome of current planning strategies 

in response to the steady demand for housing. 	As a result of the 

existing political and administrative situation discussed in Chapter 

Five, the implications of this development option in this region are 

not recognised. 	However, these implications are, for example, that 

residential development would be environmentally unsound because of 

the slope or soil characteristics of large parts of Fern Tree (see 

Section 3.5). 	Aesthetically, the region will change from an 

essentially bushland landscape, valued by many members of the Fern 

Tree and Hobart communities, to a suburban network not unlike other 
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fringe areas of Hobart (Plates 16 and 17). 	Furthermore, the 

unsuitability of many of the soils for the adsorption of septic tank 

effluent means that any substantial increase in the density of 

dwellings would require the installation of a sewage system. 	If 

this is not done, the Health Services Department may well refuse to 

give its approval for subdivision to the Council. 	This service 

together with improved access and other community facilities needed 

would cost a great deal, particularly because of the rugged topo-

graphy of the area. This cost is partially met by the developer 

but the Council has to pay a certain share and, although the larger 

number of residences would increase rate revenue, it is unlikely 

this will cover the cost of these services 2 . 	As a consequence, the 

cost of developing Fern Tree would ultimately come from the Hobart 

community as a whole. 	The community already stands to be affected 

in other ways in that a considerable proportion of the near city 

bushland they enjoy would be changed. 

In conclusion, the maximum development option, the most likely 

outcome of existing planning strategy, has many severe disadvantages. 

It will damage the environment, involve a loss of resources to the 

community and be very costly for the Council. 	The existing 

planning approach needs to be redirected to prevent this outcome. 

(b) The bushland preservation scenario: 

- This preservation option implies that no further development be 

permitted in Fern Tree and all remaining bushland be managed for its 

preservation. A completely new planning approach would be required 

if this option were to be followed. The consequence of this 

approach would be preservation of bushland near to Hobart, 

protection of sensitive areas from misuse and the retention of 

features of the area which initially attracted people to it. 

However, to achieve such an approach in the existing social system 

would be virtually impossible. For instance, it would be costly 

for the Council to acquire the remaining privately owned forest or 

to compensate landowners for the loss of development rights. 	In 

addition to this cost, conflict situations arising as landowners' 

freedoms are reduced would make this approach very difficult to 

implement, particularly as the Council has no real authority under 

existing property rights to control the use of land. 
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(c) The residential bushland development scenario: 

- This option is based on a conservation ideology to guide develop-

ment and involves managing Fern Tree according to its environmental 

suitability for certain uses. The option involves defining areas 

which are suitable or unsuitable for residential use based on bio- 

physical, social and political and administrative information, as 

has been done in this report. 

Applying a management option of this type in Fern Tree would 

avoid the expensive infrastructure and engineering costs of 

developing on land unsuited to building and septic tank adsorption. 

It would ensure that areas of bushland would be preserved, the land-

scape not degraded and the recreation potential of the area enhanced. 

On the other hand, however, it implies that some restrictions on how 

people can use their land are needed. 	Therefore, to apply this 

approach the Council must formulate a strong and well-defined policy 

specifically designed to manage Fern Tree. 

In conclusion, this option requires a new planning approach for 

Fern Tree which cannot be formulated without Council recognition and 

support and information of the type contained in this report. 	This 

thesis will hopefully act as a stimulus for the formation of such a 

policy. The following pages provide some guidelines on how this 

might be achieved. 

6.3.2 A Framework for Residential Bushland Development 

in Fern Tree 

There are two distinct phases in the process of managing Fern Tree as a 

residential bushland suburb. 	The first is that the Council must recog- 

nise the problem as outlined in this report and accept the validity of 

the preferred option. 	Subsequent actions required to achieve a new 

planning approach are given in Section 6.4. 	The second stage is to set 

out a new planning approach to Fern Tree. A framework from which this 

new approach can develop is described below. 

The framework for residential bushland management in Fern Tree depends 

firstly on defining land components unsuitable and suitable for 

residential use on the basis of their land use capability and landscape 

features. 	These land components, as defined in this report, are shown 

in Figure 18, page 81'. 	In order to conserve bushland in Fern Tree, 
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these areas need to be protected against inappropriate use and probably 

should be zoned as conservation areas. 	Analysis on the basis of 

suitability shows that a very small proportion of Fern Tree exhibits the 

potential for residential development. 	The types of development these 

parts of Fern Tree can tolerate varies according to particular environ- 

mental conditions. 	This has led to two distinct land components being 

isolated, each with different development possibilities. 	These 

components are represented as Residential A and B areas in Figure 21. 

Following is a description of these areas and the types of residential 

uses each can tolerate. 

Residential A Areas 

Areas which fall into this category are limited to a small section in the 

south-eastern corner of the study area. 	The Residential A area is 

characterised by deep soils with good to moderate drainage, only slightly 

stony and on generally gentle slopes (5- 17 per cent). There are no 

major constraints arising from landscape values and the area unsuited to 

development along Fork Creek protects it from degradation. The area 

renders itself suited to relatively dense forms of residential develop-

ment. 

The particular development forms applicable in the Residential A area 

include cluster or hamlet development and well planned, small lot sub-

divisions imaginatively drawn to fit in with the natural landscape. 

This will require a range of lot sizes in the subdivision. 	The location 

and design of dwellings should also be regulated to minimise their impact 

on the landscape. 	The removal of vegetation must also be controlled to 

ensure that only dwelling sites are cleared and dwellings are obscured 

from view by vegetation. 	Some new planning legislations would be 

required to enforce these development conditions as the flexibility of 

existing regulations, though they may be interpreted to achieve some of 

these controls, do not clearly set out development constraints of this 

type. 

The appropriate lot sizes for subdivisions depend on further land 

capability assessment to determine the sustainable density of dwellings 

in an area where, at least in the near future, septic tanks will be used. 

Features of the wider landscape, the bushland, would determine the siting 

of dwellings within the natural environment setting. Climate and other 



Unsuitable for Development Li Scale lcm=O3km 

Residential Bushland Development 
Potential of Fern Tree 

KEY 

Residential A Area 

Residential B Area 

Existing Development 

Ridge Lines 

• 



136 

features of the area, such as its fire potential, also require considera-

tion when siting and designing dwellings to ensure they are safe and have 

adequate access. Hamlet and cluster developments have particular 

application in this area as they facilitate dense-developments on 

suitable land whilst the surrounding land, having its development rights 

used in the subdivision, can be retained as natural bushland. 

Residential B Areas 

Land components in this category are widely spread but still only 

comprise a small proportion of Fern Tree. They have soil or slope 

characteristics which restrict their residential use capability and only 

low to very low density housing can be sustained. 	For instance, soils 

are often quite shallow with moderate to poor drainage and slopes are 

generally steep (17-25 per cent), indicating that adequate septic tank 

adsorption would require large areas of land. Because of the steep 

slopes, in particular, the clearing of forest areas may lead to erosion 

and mass wasting problems. Building on such -sites would require 

expensive earthworks and engineering expertise. Hence, to minimise 

these problems, large lot sizes are needed for environmentally sound 

development. A range of lot sizes, determined on the basis of further 

capability assessment, could be developed and siting of dwellings 

regulated to avoid the environmental problems mentioned above. These 

lot sizes could be designed so as not to detract from the landscape and 

to ensure-adequate access. 

The Residential Conservation Zone concept,--discussed in some detail 

earlier, is also applicable in these residential areas. 	By using this 

Zone, people who wish to live in accordance with the conservation of 

bushland would be attracted to Fern Tree, 

This framework is superfluous without some action on the part of the 

Council and the community. 	The action required and the additional 

research needed to prepare a residential bushland management plan are 

outlined in the following section. 
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6.4 	REQUIREMENTS FOR ESTABLISHING A RESIDENTIAL BUSHLAND 

SUBURB IN FERN TREE 

There are three areas which need attention by authorities and the 

community to solve problems of urban fringe development in regions such 

as Fern Tree. 	Firstly, action is required by the Council and the 

community to develop a new planning policy directed specifically at Fern 

Tree (Section 6.4.1). 	Secondly, further research is needed to add to 

the information contained in the preceding chapters to enable a new 

planning scheme to be developed (Section 6.4.2). 	In the more general 

sense, there is need for a regional planning strategy for the total urban 

fringe of Hobart in conjunction with an increased public involvement in 

and awareness of this bushland resource and its management (Section 

6.4.3). 

6.4.1 Action Required 

1. The Council needs to recognise that there are bio-physical, social, 

political and administrative constraints to development in Fern Tree. 

These constraints are detailed through the data collection and 

presentation phases of this report (see Section 6.2 for a summary of 

constraints).- This process has identified zones suitable for 

certain residential uses and proposals for areas which should be 

regarded as conservation zones (see Section 6.3.2). 

2. The Council, with this information, has then to show its willingness 

to act by initiating a new planning approach to Fern Tree based on 

the residential bushland suburb concept outlined in Section 6.2. 

3. Changes are needed in the organisation of the Council as, at present, 

it does not facilitate a new planning approach. These needs are: 

(a) more professional staff who are free to devote time to gathering 

information and planning rather than be pre-occupied with day to 

day building and subdivisional approvals; 

(b) the Council must recognise the role of the planner as essential 

for the rational growth of Fern Tree; 

(c) the Planning Department be given the power to plan Fern Tree's 

development instead of this power being largely in the hands of 

engineers and architects; or 
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(d) alternatively, the Council should employ outside consultants to 

develop a planning scheme for Fern Tree. The Council has 

already done this, to a limited degree, by employing students to 

work on specific planning problems, for example, the Battery 

Point Planning Scheme. 

4.. Both the Council and the community have to jointly develop a goal and 

set of objectives for the management of Fern Tree. The information 

in this report provides a framework for rational action and some 

suggestion of an appropriate goal. 	A land-use study conducted on 

the Tasman Peninsula, Tasmania, incorporated this approach to 

planning 3. This study showed that the Council, the community and the 

Town Planner were able to get together and arrive at common goals to 

give direction for a draft planning scheme. 

5. In the meantime, some action is required to avoid any further 

degradation of the Fern Tree environment. 	It may be appropriate for 

the Council to place an Interim Development Order over the area to 

stop land development. 	This would require the Council to consider 

each proposal on its own merits much more stringently than it does 

now. 

6.4.2 Information Needs 

In addition to the information within this report, other data is needed 

to develop an actual planning scheme for Fern Tree. This information 

will enable regulations to be placed on land-use in Fern Tree to ensure 

its environment is protected. 

1. Protecting natural habitats 

- Information is needed on the following: 

(a) the abundance, diversity and habitat requirements of wildlife in 

the area; 

(b) the appropriate size of wildlife corridors to ensure habitat 

protection; 

(c) the impact of exotic pests including dogs, cats and weeds on 

native species and some methods of controlling these; and 

(d) appropriate fire management procedures to minimise impact on 

wildlife. 
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2. Ensuring environmental stability 

- More detailed studies are needed on: 

(a) land capability to determine suitable minimum lot sizes; 

(b) the impact of clearing vegetation for dwellings or by fire on 

the stability of the land to avoid erosion and mass wasting; and 

(c) the width of buffer zones along creeks to prevent erosion and 

water quality degradation. 

3. Protecting the visual landscape 

- In order to protect the visual landscape of Fern Tree further 

research is needed to: 

(a) determine major landscape features of the area in order to 

protect them; 

(b) design and locate buildings that will fit in with the landscape; 

and 

(c) develop subdivisional guidelines which will ensure they blend 

with the natural landscape. 

6.4.3 Long Term Planning Objectives 

There are ,two major objectives which are important for the maintenance of 

bushland in the urban fringe of Hobart. 	These objectives reflect the 

Fern Tree situation but have much broader implications. 

1 The Need for Regional Planning. 

- It is necessary to have some regional planning strategy which 

incorporates greater Hobart's urban fringe. 	To do this the Lands 

Department, the Hobart City Council, Glenorchy City Council, King-

borough Municipal Council and those shires on the Eastern Shore, 

together with the community, have to develop a broad scale planning 

policy for the urban fringe. 	This is necessary to ensure planning 

is co-ordinated and aimed at a common goal which reflects the need to 

conserve bushland near to Hobart. 

2. Increasing Public Awareness and Responsibility in the Urban Fringe. 

- The character of the natural environment surrounding Hobart will 

only be maintained by increasing the awareness and responsibility of 

those people living in the area and those visiting it. 	This 

requires an education programme designed to increase people's aware- 
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ness of how they may use, without destroying, this valuable resource. 

This could involve councils and other authorities in distributing 

information in pamphlets or through other media and initiating school 

based programmes. 

Events arising from a recent proposal by the Lands Department to 

formulate a management plan for the Mt. Wellington area illustrate not 

only the necessity for pursuing both these objectives but also that the 

Fern Tree community itself is well aware of their importance. 	By means 

of a newspaper advertisement and a questionnaire, the Lands Department 

has attempted to canvass public preferences for use of the Wellington 

Range, including possible establishment of tourist facilities. 

The Fern Tree community's response took the form of a carefully 

prepared submission from the Fern Tree Community Association k  (FTCA). 

The submission made detailed proposals with respect to facilities and 

their design, as well as overall management. 	However, its most 

important feature from the point of view of this thesis is that it showed 

the community's perception of Fern Tree as part of a wider region and 

that planning and management should occur on that basis. The following 

points elaborate on this implication of the submission. 

(a) The community is highly conscious of the relationship between the 

Fern Tree residential area and the Wellington Range as a whole. 

The FTCA submission stressed that much of the attractiveness of Fern 

Tree as a place to live was due precisely to the fact that it was 

part of the semi-natural environment of the Range. 

(b) At the same time, the community acknowledged the importance of the 

Range as a recreational resource within the Hobart region, as well 

as its role as a tourist resource. 	These factors impose 

responsibilities on the Fern Tree residents. 	On the other hand, if 

this responsibility is to be equitable and is not to involve 

planning and development which might ignore the needs of the 

residents, there are also obligations accruing to the representa-

tions of those who wish to use the resource but live outside Fern 

Tree. 	The Fern Tree Community Association expressed this view by 

saying that their judgements of the value of this resource and how 

it is to be used should be respected because they are the people who 
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stand to be affected most in the long term. 

(c) The submission stated that there must be a single management 

authority for the Range. The community is in effect saying that 

while the entire Wellington Range is a resource in which many people 

have an interest at different levels, the resource is endangered by 

the fact that it is controlled by various administrative bodies who 

may have conflicting aims. 	Therefore, a co-ordinated management 

effort, to be implemented by a single authority, is essential. 

(d) The Community Association emphasised the need for community educa-

tion by proposing an interpretative facility on Mt. Wellington. 

This facility would have two purposes: to encourage respect for the 

fragile mountain ecosystems based on appropriate information, and to 

enhance visitors' enjoyment of the environment. 

(e) Finally, the submission illustrates that the members of the 

community are willing to organise themselves (and to draw on a 

considerable body of resident expertise) to develop land-use and 

management plans which affect the region in which they reside. 

The Fern Tree residents have demonstrated their interest and willing-

ness to be involved in planning which affects them at both local and 

regional levels, as well as their keen perception of the issues at those 

levels. What is now required is a response from the planning agencies 

of the relevant sectors of local and State government to provide a 

channel for expressions of the aims of an already mobilised community. 

The time is ripe to create a facility for the community and planners to 

come together and formalise their goals for Fern Tree, both in its own 

right, and as an inseparable part of the wider Mt. Wellington region. 
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A SOIL SURVEY OF THE FERNTREE AREA, MUNICIPALITY OF HOBART, TASMANIA 

N.J Ashbolt 

Introduction 

A free soil survey was carried out during May-June 1979, in the Ferntree__ 
area of the Municipality of.Hobart-,-Tasmania (see accompanying soil map). 
This area 'is within Sheet 82 - Hobart of the Reconnaissance Soil Map of 
Tasmania (Loveday 1955) in which -the dominant soils are shown as podzolic 
soils cm mudstone and dolerite, with smaller areas of yellow brown soils 
on solifluction deposits and podzolic soils on sandstone. Geological 
formations have been describedlby Leaman (1972). 

The more detailed survey now reported was carried out to aid site suit--. 
Ability assessment7 .-for - septic - tank -Absorption fields.: Soil factors 
important in making such assessments - have teen discussed by Howe and _ 
Van de Graaff (1976), Maunsell (1976)-and Bartelli (1978). They include 
permeability class, hydraulic conductivity, percolation rate, depth to 
water table, liability to flooding, slope, depth:to - inTerviousmaterials 
(hard rock, bedrock, or other),:stoniness,- ,  and rockiness. : - The present 
survey was restricted in scope to tle identificationand.general descrip- 
tion of mapping units at the level of soil_typei.observation_of.stoniness, 
rockiness -and soil depth and estimation of site and profile drainage 
status. A quantitative slope analysis-for the area.has.been carried out 
by McRae (associated report in preparation). 

The area is notable for the prevalence .of steep, stoney -,--boUldery, and/or 
rocky -slopes, with some gentler terrain in the south-east portion. These 
features together with heavy vegetative cover result in difficult access 
to much of the area. To the north and west the land slopes steeply up 
to Mount-Wellington.- In the-north-east,guarter-steep-slopes ascend to 
Chimney Pot Hill and Ridgeway, _Existing urban _,development is concentrated . 
as narrow strips on-gently domed ridge crests and upper slopes (e.g. along 
Summerleas Road), benches (e.g. Ferntree proper and along Huon Road) and 
slopes.that are less steep and stoney (Pillinger Drive; south-west corner 
descending from Huon Road). 

The Soil Map 

The description and determination -of properties used in the separation of 
mapping units is given in Appendix I. 

Pillinger Series 

Pillinger bouldery gravelly light clay (Pbglc) 

These soils occur on Jurassic dolerite bedrock and dolerite talus on mod-
erate to very steep slopes fronting Mount Wellington. The surface has a 
moderate to excessive cover of dolerite boulders including boulder streams 
They are included in the YBs unit of Loveday (1955). The fine earth is 
sandy clay loam or light clay in the surface horizons above light clay 
subsoil, but contains many small stones. The soil is porous with moderate 
internal drainage and an effective depth of at least 60-80 an at which 
groundwater flow may be observed. External drainage is rapid due to the 
steep slopes on which these soils occur. ' 
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Pillinger boulderv sandy clay loan (Pbscl) 

These soils occur on Jurassic dolerite talus on moderate to very steep 
slopes below the Pbslc soils. The surface has a moderate cover of dol-
erite boulders and boulder streams commencing at higher elevations 
traverse these soils. They are included in the YBs unit of Loveday 
11955). The fine earth - is usually sandy clay loam (with small areas 
of sandy loam), in the surface horizons above medium clay at about 25 
cm depth. -  The latter is continuous below to an effective depth of at 
least 90 tb 100 an to decomposing dolerite above which groundwater flow 
may be observed. The soils are porous with moderate to good internal 
drainage. External drainage is rapid on the steep slopes on which 
these soils occur. 

Redford Series (Rd) 

Redford sandy loam (Rd sl)  

This soil occurs on the lower- slopesof Mount Wellington above Triassic 
sandstone or sandstone-derived colluVium. The surface is moderately to 
excessively -.stoney- 	steep_slopes.--_--This soil is. included in the Pss 
unit - ofLoveday (1955). • The fine-earth_of-the surface horizon is a 
sandy loam,-giving way to a sandy:clay_sUbsoill,below:1020 Cm. .Effect-
ive soil depth is at least .85-100 cm above sandstone bedrock.- Internal 
drainage is good to 60-70 cm depth-and moderate below. Site drainage is 
variable with slope. 

Summerleas Series 

These soils-occur-in the eastern-half of the surveyed area above-Triassic 
sandstone-on-flat to moderately sloping sites with only slight surface 
stones--or boulders.-7They differ from the Redford-series -in exhibiting a 
-strongly duplex profile form. They have been Included in part in the 
Pss, Pm and Pd_units_of Loveday (1955). 

Sumerleas sand (Ss)  

A thin sandy loam surface horizon gives way to bleached sand to About 25 
an depth -above mottled sandy medium -to heavy clay extending to bedrock 
at 60-120 an depth. Internal drainage is rapid in the sand but moderate 
to poor in the clay horizons and flatter sites may be waterlogged. 

Ferntree Series (F) 

The Ferntree_Series includes three principal soil types and one phase 
which occupy the central part of the survey area from north to south. 
Due to their complex pattern of occurrence they have not been mapped 
separately. They occur - above Permian mudstone or mudstone-derived 
colluvium, modified in the case of Ferntree stoney clay loam (deep phase) 
by more sandy colluvial material. -  These soils are included in the Pm 
unit of Loveday (1955). 

Ferntree clay loam (F cl). 

This soil occurs on relatively broad and gently sloping ridge and spur 
crests. The surface horizons to 15-35 an depth are clay barns above 
gravelly light to medium clay subsoil continuous to bedrock at 50-90 cm 
depth. There is-slight stoniness throughout the profile. Internal 
drainage is moderate and site drainage is-variable from rapid to slow. 
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During field work it was noted that existing septic installations 
were subject to ponding. 

Ferntree silt loam (F sil)  

This soil differs.from Ferntree clay loam in field texture of surface
horizons and profile depth. The surface horizons are silt barns and 
effective depth is 80 -130 am above bedrock. 

Ferntree stoney clay loam (F_stc1)  

This soil is bdth more stony and deeper than Ferntree clay loam. The 
profile is moderately stony throughout its effective depth of 80-130 an 
above bedrock. Otherwise the profile is similar but occurs on steeper 
side slopes. - Performance. of existing - septic tank installations has been 
better on-.this soil. 

Ferntree stony - clay loam, deep phase - (F - stcl dp)  

Although generally similar -in profile-character this soil is even more 
stony and deeper. (150-200 cm) to -bedrock -but- may-extend to effective
depths - in excess of 30Q-cm. - This.Lphase__-occurs on-Igenerally-steep slopes. 
Internal-drainage is moderate to good -and.site-drainage -is . rapid. 

Ridgeway Series 

These-soils-occur on dolerite bedrock-or dolerite-derived colluvium- in-- 
the north-eastern quarter of the area.. They are included in-the -Pd unit 
of Loveday 11955). 

Ridgeway.-clay loam (Rg cl)  

This soil occurs-above dolerite bedrock on the middle slopes of Chimney 
Pot Hill andalong the southern section of Summerleas Road on moderate to 
slight slopes with a moderate to slight cover of stones and boulders, 
and occasional rock outcrops. The surface horizons-are clay barns ex-
tendingto 10-35 cm depth Above mottled medium to heavy clay gradually 
becoming lighter and more sandy with depth. Decomposing dolerite may be 
encountered at from 35 to 120 cm depth: - -Internal drainage is moderate 
to poor and site drainage is dependent on slope. A recently installed 
septic tank was associated with ponding and fungal growth at the end of 
the absorption line while other installations on steeper sites had evid-
ently caused surface seepage farther downslope. 

Ridgeway -clay loam bouldery phase (Rg bcl)  

This soil is similar to Ridgeway clay loam but occurs on moderate to steep 
sites that are moderately to excessively stony and bouldery. 

Ridgeway bouldery sandy loam (Rg bsl)  

This soil is restricted to the steep, upper slopes of Chimney Pot Hill. 
The surface of the higher sites is excessively bouldery, decreasing to 
moderately bouldery downslope. The shallow surface horizon is a sandy 
loam, grading to sandy clay loam and clay loam.approaching the boundary 
with Ridgeway clay loam.. The subsoil is a medium clay and effective 
soil depth is-About - 100 am. •Internal-drainage is .moderate-to good and 
external drainage very rapid. • 
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Ridgeway clay (Rg c)  

The soil is a highly plastic, apedal clay throughout a depth of about 
110 cm. It forms a swampy drainage -along part of the eastern boundary 
of the surveyed area. Internal drainage is poor and site drainage is 
slow. 

Ridgeway bouldery loam (Rg bl)  

This soil occurs on steeper slopes below Ridgeway bouldery clay loam, - 
adjoining a SE flowing creek midway along the eastern boundary of the 
area. The surface is excessively bouldery and soil depth is only about 
30 cm. Internal drainage is good and external drainage rapid. 

Forest Glen Series 

These soils are included in the Pm unit of Loveday (1955) but occur in a 
geologically complex portion of the south-east corner of the area. 

Forest -Glen loam (FG 1)  

Thisisoil occurs above sandstone on gentle-to-moderate slopes with a 
slight amount of sandstone boulders -.' The surface_horizon is a loam_to 
10-30 cm depth grading to crumbly-sandy-clay loam 'and then -crumbly 
medium clay.- Effective depth exceeds 120 cm. Internal -drainage is 
good and site drainage moderate. 

-Forest-Glen sandy clay loam (FG scl)  

This soil occupies only a small area within that mapped as Forest Glen 
loam sharing its southern boundary With the Ferntree Series. Slight 
amounts of both sandstone-and dolerite stones are found on the gently 
sloping surface and within the profile. Like Forest Glen loam this soil 
has a gradational profile with 	loam surface horizons 12-20 an thick 
grading to crumbly - light to medium clay below. Effective depth exceeds 
60 cm. Internal drainage is moderateto good and site drainage is mod-
erate. 
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APPENDIX 1 

PHYSICAL CHARACTERISTICS USED TO SEPARATE SOIL MAPPING UNITS 

(adapted from Howe and Van der Graaff—(1976)) 

Internal Drainage 

1. Excessive: Very rapid water movement through gravelly, stony 
or bouldery soil -horizons which-often overlie moderate to heavily 
textured horizons or shallow soils overlying highly jointed rock. 

On moderate to steep slopes septic tank overflow may seep to 
water bodies before biological purification. These are generally 
expensive soils to build on. 

2. Good: Infiltration and percolation rates assumed to be high so. 
water should.not pond at the surface although the water table may 
rise in the soil for short periods following prolonged rainfall. 
In general, light to medium textured soils or clayey soils-with 
medium to fine strong structural development. 

Low hazard other than perhaps poor water retention by -earthen 
embankment s. 

3. Moderate: _Moderate-to slow_infiltration and percolation-rates 
resulting in waterlogging.-of the soil profile ...10r less than a 
week -at a time and surface ponding may occur.for a few days at.a . 
time. Medium to light textured soils, usually with some structural 
development and lacking impeding layers. 

Generally favourable .performancefor a wide-range-of uses._ - However, 
a possibility of seasonal poor septic tank performance_on moderately 
level sites-with a shallow solum. 

4. Poor: Slow to very slow-infiltration or percolation rates so free 
water occurs on the area for up to a month or more at a time. Same 
water tolerant plant species are present: Generally soils with 
moderate to high clay content which show an olive mottle, moderate 
or coarse structural development, impeding layers present and a 
seasonal high ground water table. 

Seasonal to - total septic tank failures, waterlogging of vegetation 
and seasonal poor trafficability. 

Effective Soil Depth 

The effective soil depth was determined by examination of the soil pro-
files in roadside cuttings and by hand augering. Depth was measured to 
a hard layer which could be expected to restrict vertical water movement 
or root penetration and excavation by standard equipment. An effective 
soil depth of at least 120 an is recommended by the U.S. (Bartelli, 
1978) _while the minimum topsoil depth recommended in Australia is About 
50 an with a water table at least 150 an below the ground surface 
(Maunsell, 1976). 

Rockiness - Stoniness 

(1) Slight : Less than 10% stone, rock or boulder cover. 

(2) Moderate : 10 to 50% stone, rock or boulder cover. 

(3) Excessive: Greater than 50% stone, rock or boulder cover. 
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Soils with rocks or boulders covering at least 50% of the ground surface 
and top soil were noted for their moderate to severe limitations for 
septic tank Absorption fields due to excessive drainage, and their un-
suitability for urban development (U.S. Dept. Ag., 1973). 

Soil Texture Grades 

As defined by Northcote (1974), pp. 26 - 28. 

KEY TO SOILS 

Pillinger Series 

P bglc 
P bscl 

Rd sl 

Ss 

Pillinger bouldery gravelly light clay 
Pillinger bouldery sandy.clay loam 

Redford Series 
 IN N  111 

Redford-sandy loam - 

Summerieas Series 
	1. 11  eel 

Summerleas sand 

Ferntree Series 	I 
Ferntree clay loam (F cl) 
Ferntree silt loam (F sil) 
Ferntree stony clay loam (F stcl) 

. 	Ferntree stony clay loam, deep phase -(F stcldp) 

Ridgeway Series 

• Ridgeway .clay loam 
Ridgeway clay loam, bouldery phase 
Ridgeway -bouldery-sandy-loam 
Ridgeway clay 
Ridgeway bouldery loam 

Forest Glen Series 	ri-E71  

Forest Glen loam 
Forest Glen sandy clay loam 

Rg cl 
Rg cl, b 
Rg bsl 
Rg c. 
Rg bl 

FG 1 
FG scl 
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APPENDIX B 

Vegetation Study of the Fern Tree Area. 



VEGETATION STUDY: FERN TREE 

Project Brief 

The Project should provide -both avritten commentary and mapped 
information on the following aspects: 

1. Delineation and description of the major vegetation 
zones within the Fern Tree area, and a listing of 

- the species commonly found in these zones. 

2. Description of the vegetation structure of the Fern 
Tree area. 

3. Delineation of the major-areas of exotic plant in- 
festationin the Fern Tree area. 

2. 

Project undertaken by: M. S. Williams, Environmental Consultant. 
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Survey Procedure 

Aerial photographs (Lands Department 1977) were used to initially 
identify vegetation patterns in the Fern Tree study area. These 
patterns were then traversed on- foot wherever possible, and sampled 
where major differences in either overstory_or,understory species 
composition or structure occurred. 

The collection of vegetation.data - occurred in May 1979, and concen-
trated on the shrub and tree sized species present. -  Consequently 
many -annuals and.geophytes were missed, while most Gramineae, Cyperaceae, 
and Juncaceae species were only identified to generic level. 

The species present in each sample area were given a frequency of 
occurrence score; 1 = occasional; 2 =- frequent; 3 = common. Species - 
which-were rare in each .:sample area 	included in the survey.. 

Each sample-area was then grouped according to the Eucalyptus species 
present (after Martin 1940) and vegetation structure (after Specht 
1970). 

Introduction 

The vegetation of -Mt. Wellington and foothills is the subject of several 
scientific papers (Martin 1940; -Ratkowsky -and Ratkowsky 1976, _1977). 
These have-described:in considerable detail the floristic composition 
of the general area.. The vegetation patterns described by these authors 
are shown to.be  controlled by topographic, climatic and edaphic_factors, 
superimposed on Which are the.effects of fire and man. These papers 
have been-of considerable assistance in-the-preparation of this report 
on the vegetation-of -the Fern - Tree area. - 

The Fern Tree area is located_midway up the eastern slope of the Mt. 
Wellington Range. Approximately half the area is included in three 
reserves:- Mt. Wellington Park Reserve, Hobart City Water Reserve and 
Chimney Pot Hill Reserve-_ Although the_former two were declared in 
1906 (Martin 1940) the forest areas of Fern Tree have been considerably 
influenced-by commercial exploitation. This is indicated by the many 
remaining large stumps, particularly in the Eucalyptus obligua, E. 
regnans, and E. globulaS forest areas. -Most of the larger millable 
trees have been removed from the area. 

Devastating .  fires occurredon the Mt. Wellington range in 1891, 1914 Sand 
1967, while less serious fires have occurred since the settlement of 
European man. The wildfire of 1967 markedly affected the vegetation 
pattern of the Fern Tree area. This fire was followed by dense eucalypt 
regeneration which resulted in the formation of the present closed scrub 
communities in areas where the overstory was destroyed. In areas where 
an open overstory remained, species such as Bedfordia salicina and Acacia 
verniciflua have regenerated after the fire to form a closed understory. 
Ratkowsky and Ratkowsky (1976) showed that several species previously 
recorded by - Martin (1940) were no longer present in the area after the 
1967 fire (Table 1) while the frequency of occurrence of many other 
species were affected (e.g. genus Richea, and, family Pteridophyta). 
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The altitude of the Fern Tree study area varies between 200 and 850 in 
and this variation is reflected in the species composition of the area. 
Pure stands of Eucalyptus urnigera occur.at_elevations above 800 m, 
while between 700-800 in mixed stands -of E. delegatensis :and E. urnigera. 
commonly occur. Pure stands of E. delegatensis occur around 600 in while 
at lower, elevation- E. obliqua becomesdominant. -  Several understory - 
species vary similarly, Orites diversifblia, Cyathodes divaricata,. 
Correa lawrenciana, are common at high elevations while at lowerele-_ 
vations the species Bedfordia.salicina, Acacia verniciflua, Coprosma - 
quadrifida -and Pomaderris ape tala become increasingly more common. 

Superimposed on this zonation is the effect of topography. Much of the 
study area loses direct sunlight before midday_in.Winter (Martin 1940) _ 
while the shadow of-the mountain covers much :of the area in early after-
noon... The southern facing slopes receive little direct sunlight except 
in summer while the ridgesare exposed to maximum wind strengths. These . 
factors in combination result in dryer and warmer northern facing slopes, 
which_are contrasted with- cooler, -relatively wetter southern facing . 
slopes. This variation is reflected in the vegetation, as E. obliqua or 
at lower altitudes:E. Imachella are dominant on the northern facing 
slopes while on the . southern'slopes these -species grade into-mixed 
forests - with E. regnans, 

_Edaphic factors influence - the floristic composition of -zones -  within the 
study.area.--Perhaps the best example of-this occursatthe.Springs 
where poorly-drained soils-have developed _on Triassic sandstone. . These 
soils are contrasted with 	more -common surrounding dolerite tellus 
and mudstone derived soils. In this zone E. urnigera and E. delegatensis, 
common in -the surrounding area, -  are replaced ty E. johnstonii. 

TABLE 1  

Species listed by Martin: (191+0)  .as-occasional- or frequent, but not observed 
by-RatkOwsky -and Ratkowsky (1976) 

Acian thus candatus 
A. viridis 
Asplenium flaccidum • 
Blechnum patersonii 
Caladenia angustata. 

dilatata 
Caleana minor 
C. major 
Epacris microphylla 
Goodia lotifolia 
Hutchinsia procumbens 
Lepidosperma squamata 
Leptospermum flavescens 
Pleurosorus ratifolius 
Prasophyllum australe 
P. fuscum 
P. nigricans 
Senecio vellioides 
Thelymitra carnea 
Thysanotus patersonii 
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Major Vegetation Zones (Figure 1) 

Ratkowsky and Ratkowsky (1976) recognized twelve vegetation zones 
occurring on the Mt. Wellington-Range. Of these, six were -identified 
within the Fern -Tree study area. -The general characteristics of these 
zones are described below, while-s list-of the species - commonly 
occurring in - these zones is presented-in-Table 2. 

Eucalyptus urnigera Zone  

This zone is confined to those areas at elevations greater than 100 m -  - 
and is associated with dolerite tallus soils. Eucalyptus urnigeraand 
E. delegatensis are the dominant overstory species. At the highest 
elevations in the study area, E. urnigera is more commcm -while at lower 
altitudes it is-replaced by E. - delegatensis. MostTof the eucalypt-over- 
story-in this zone was destroyed by the 1967 wildfire and consequently.:- ,  
eucalypt_regeneration_forming open scrub-is the dominant vegetation 
structural type occurring at the present- time. , However, the open forest 
structural-type typical of this zone-has survived in,the area between 
Shoebridge Bend-and the upper mountain road. 

The understory is varied in species composition and density but generally.. 
the shrubs:Cyathodes divaricata,Correa lawrenciana,_Hakea lissosperma, -:- 
Pomaderris apetala,_Aristolelia peduncularis and Leptospermum.lanigerum 
are most common, while Coprosma - hirtella, Drimys.lanceolata and Orites 
diversifolia occur Irequently.within ,the zone..: Commonly occurring -are. 
ground stratum species Acaena -novae-zelandiaeolystichum_proliferum, 
Phymatodes - diversifolium, Asplenium llabellifoliuth and Gahnia grandis 

Eucalyptus delegatensis Zone  

The E. - de/egatensis7zone-,grades Into the E. - urnigera zone at its -highest 
elevationsi-and'into the Eucalyptus oblique zone on -its lower -margin. 
The soils in this zone are generally -developed onldolerite tallus although 
on the lower margin,Soils developed on siltstones and sandstones occur. 

Within this zone E. delegatensis is the dominant overstory species. Under-
story - species such as Coprosma hirtella, Billardiera longiflora, Cyathodes 
glauca, Olearia argophylla, Olearia stellulatai Olearia phlogapappa and 
Gahnia grandis are common. Species which_occur less commonly,_although_ 
are frequent within the zone are Leptospermum scorparium, Senacio-lineari - 
folius, Hakea lissosperma, Prostanthera lasianthos-and.Drimys lanceolate. 

Eucalyptus oblique -Zone  

The E.obliqua zone is by far the most widely occurring community-in the 
Fern Tree study area. E. obliaua often forms pure stands on the northern 
slopes and-ridgetops but tends to grade into a mixed forest on southern 
facing slopes where dominance is shared with E. regnans and E. globulus. 
On the upper -limit of this zone E. oblique is replaced by E. delegatensis, 
while at lower levels, particularly on northern facing slopes, E. oblique 
passes. into a law woodland structural type in which E. pulchella and E. 
viminalis are common overstory species. 

In areas where the overstory survived the 1967 fires, theeucalypts overlie 
a tall closed scrub understory in which the most 	-are 
Bedfordia salicina, Pomaderris apetala -,- :Acacia,verniciflua, Acacia -  dealbataf-• 
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FIGURE 1 

VEGETATION COMMUNITIES- FERN TREE AREA 
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TABLE 2  

Common Plant Species Present in the Fern Tree Area 
1 = occasional, 2 = frequent, 3 = common 
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Species 

Acacia dealbata 

A. genistifolia 

A. melanoxylon - 

A. myrtifolia 

A. verniciflua 

A. verticillata 

Acaena novae -zelandiae 

Aristotelia peduncularis 

Asplenium flabellifblium 

Asterotrichion discolor 

'Astroloma humifusum 

Atherosperma mschatum 

Banksia marginata 

Bauera-rubioides 

Bedfordia_linearis - 

B. salicina 

Billardiera longiflora 

Blechnum fluviatile 

B. procerum 

Callistemon pallidus 

Carex spp. 

Cassinia aculeata 

Cassytha sp. ' 

Casuarina littoralis 

Clematis aristata 

Coprosma hirtella 

C. quadrifida 

Correa lawrenciana 

C. reflexa 

Cyathodes divaricata 

C. glauaa 

C. .parvifolia - 

...cont 
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Dianella revoluta 

D. tasmanica. 1 2 

Dichelachne sciurea 1 

Ddcksonia-antartica -  2 2 3 

Diplarrena moraea . 1 

Drimys lanceolata 1 1 

Eucalyptus delegatensis _ 2 3 2 

E. globulus .  • 1 

E. johnstonii , 
3 

E. obliqua 2 3 

E..pulchella_. 1 

E. regnans. 2 2 

E. urnigera 	- 3 

E. viminalis 1 

EpaCrisimpressa 

Eriostemon verrucosus - 

Exocarpos cupressifornds 2 

Gahnia grandis 3 3 2 3 2 

Gaultheria hispida 2 3 

Geranium potentilloides 
, 2 1 1 

Goodenia ovata 2 2 2 

Grammitis.billardiera 	, 2 2 1 

Hakea epiglottis 1 

H. lissosperma 3 2 

Haloragis tetragyna 1 1 

H. teucrioides 2 3 1 

Helichrysum purpurascens 1 

H. scorpioides' 

Hibbertia hirsuta' 

H. riparia 	. 

Histiopteris incisa- 2 

Hypolepis rugosula 2 

...cont 
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Juncus spp. 
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'  

Lepidosperma spp. 3 1 

Leptospermum.lanigerum 3 

L. scorparium 3 

Leucopogon collinus 3 

Lonandra sp. 	- 2 

Lomatia tinctoria 3 

Luzula sp. 

Mono taca glauca 

Nothofagus -cunninghamii,.. . 

Olearia argophylla 1 3 

0. phlogopappa 3 

O. stellulata 

O. -viscosa 

°rites diversifblia 2 

Oxylobium ellipticum 

Phebalium sguameum 	. 2 

Phymatodes diversifolium 2 

Pimelea linifblia 1 

P. nivea 2 

Pittosporum bicolor 1 2 

Poa australis 3 1 

Polystichumproliferum 2 ' •  3 

Pomaderris-apetala 1 3 

Prostanthera lasianthos 2 

Pteridiumhesculentum 

Pultenaea daphnoides 1 

P..juniperina 3 

Ranunculus spp. 1 

Richea dracophylla 2 

R. sprengelioides 

Schoenus sp... 1 

Scirpus Op. 	' 

- 
...cont 
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Species 
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Senecio linearifolius 1 2 3 1 

Spyridium ulicinum 1 

Stellaria flaccida 

Stylidium graminifolium 1 3 

Themeda-australis 1 

Viola hederacea 1 1 1 2 

Zieria arborescens _-; -7_ 1 
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Pittosporum bicolor, Coprosma hirtella and Coprosma quadrifida. The 
ground cover in these areas is generally sparse and consists predomin-
antly of ferns. Polystichum proliferum, Blechnum procerum are common 
on the southern slopes while Ldcksonia antartica •occurs in the wetter 
gully areas. In areas where the understory_is less dense, species . 
such as Olearia stellulata, Haloragis_tetragyna, - Leptospermum scorparium, 
Gahnia grandis - and Cyathodes_glauca are common,... 

In several-areas an .:open understory occurs in association with E. - oblique-- 
and also on .occasion in.E..regnans E. oblique areas.. The most-common . 
shrub species in these areas are Oxylobium ellipticum, Pultenaea daphnoides, 
Pultenaea juniperina and Acacia verniciflua while Epacris impressa and 
Pteridium esculatum_are common ground stratum species. 

Eucalyptus pulchella Zone -- 

On the lower northern facing slopes in the study area, E. pulchella is the 
dominant eucalypt in a low woodland community. In areas where moisture- . 
availability is relatively higher, E.'viirtinalis, E. oblique or E. globulus 
occasionally form mixed stands with E. pulchella. The tall shrub layer, 
common in.the.E. obliqua_zone is-absent.and low shrubs such as Leucopogon-- 
collinus, Acacia myrtifolia, Banksia marginataiyLeptospermum scorparium,.- 
Lomatia tinctoria, Callistermon:pallidmAcacia-genistifoliarandPimelea: 
nivea are common.understory . species. - . 

Eucalyptus -johns tofu Zone - 

Triassic sandstones outcrop at the Springs and in the acid sandy soils - 
resulting; E. johnstonii is the dominant eucalypt. Clumps of E; johnstonii 
are generally less than 2 m in height and these protrude above a closed . 
.shrub layer.  in 	the most -cammon species are Leptospermum scorparium, 
Stylidium - graminifolium, Richea - sprengelioides,Bauera rubioides, Ranunculus -: 
repens and Gahnia grandis. 

Gully Zone  

In gullys, up-to -600 m, which remain permanently wet, ,a closed scrub 
community has-developed. -,  In these -areas Bedfordia salicina,.01earia 
argopthyllai- - Pomaderris apetala Acacia -dealbata:and Prostanthera lasianthos 
are common species. Ground stratum species-are predominantly -ferns, the 
common:ones-being Blechnum .procerum and Dicksonia antartica. 

Vegetation Structure 

Vegetation structural nomenclature follows that of Specht (1970) except 
that a classification of broad understory Characteristics has been in-
cluded. The understory was defined as closed when the foliage cover ex-
ceeded 70%. 

Within the Fern Tree area nine structural units have been delineated. 
These are shown_in.Figure 2 and are listed as: Open Forest Closed Under-
story; Open Forest Open Understory; Closed Scrub type 1, Closed Scrub - 
type-2i .(4em Scrub;-Closed Heath; Low Woodland Open:Understory; Low 
Woodland Closed,Understory; - Low Open Forest; and Grassland-Fernland. 
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The vegetation structure of the study area has resulted in part from 
the interplay of the effects of topography, soil and climate. Soil 
conditions and drainage have influenced the formation of the closed 
heath type, While variations in soil moisture and micro-climate have 
resulted in higher vegetation densities on southern rather than north-
ern facing slopes. However, the dominant :influence on present.veget- 
ation structure in-the study area was the 1967 fire 'together with  
intensity-ground fires which have ..followed 

The 1967 fire destroyed - the eucalypt overstory in many areas. The - 
eucalypt regeneration which followed the fire has resulted in-the de-
velopment of open .scrub at high altitudes while at lower elevations, 
closed scrub type 1 communities occur. This structural type is similar 
to closed:scrub - type 2 except that in these latter areas, importance 
and species such as Bedfordia salicina, Acacia dealbata, Pomderris 
apetala and Olearia argophylla are most common.. 

Although the 1967 fires were severe, in several areas the eucalypt 
overstory-was able-to survive by the later production - of epicormic: --  
shoots. In these areas the fire stimulated regeneration of species-such 
as Bedfordia salicina, Acacia-vericiflua, Acacia dealbata and Olearia-- 
argophylla. The growth of these species -since the 1967 fire has result-- 
ed in the formation of a-closed understory. - - 

In areas where the re-establishment of the understory was followedaw 
a groundf ire, or.series of groundfires, -the:understory has been opened 
up and a change in species -composition has.occurred- This succession 
of events has produced the structural type open forest,_open_understory. 
Similarly the grassland-fernland structural type appears to have result-
ed from the burning of eucalypt regeneration before it was mature enough 
to produce seed. 

The northern facing slopes at lower elevations in the study area are 
generally characterised by low woodland and low open forest structural 
types. The environments of these areas are-relatively dry and consequent-
ly the tree species occurring are commonly widely spaced and low in height. 
The tree density in these areas is rendered even more widely.. spaced by 
frequent low intensity fires. Such fires limit eucalypt regeneration and 
often result in the death of some overstory - speciesT These fires have 
also stimulated the growth-of many fire tolerant shrubs. 

Exotic-Plant Infestation 

The distribution of the major areas of infestation of exotic plants are 
shown in Figure 3. This figure shows that the exotics are most common 
close to developed residential areas or in areas where interference with 
the natural vegetation is or has been pronounced. The blackberry (Rubus 
fruticosus). is by-far the most widespread, while broom (Sarothamus scorp-
arius) is common , in some areas. Many other exotics are found in the area 
and these -consist primarily of residential garden "escapes". A comprehen-
sive list of exotics for the Mt. Wellington Range Area has been compiled 
by Ratkowsky and Ratkowsky (1976). 
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FIGURE 3 

WEED INFESTATION IN FERN TREE 

Scale : I cnn : 0- 37 Ian 

_Legend 

"Or 	Major Areas of Exotic Plant Infestation :  

Cleared or Partially-Cleared Land 
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APPENDIX C 

Species List of Common Birds Occurring in Wet Schlerophyll, Sub-alpine, 
Mixed and Rain Forests in Tasmania 

Source: 

Bosworth,-P., Dorney, N. and Tarran, A. 1976; Application of Island 
Biogeography to Nature Reserves, Master's •Thesis, 'Centre for•Environ-
mental Studies, University of Tasmania. 
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Bird Species 
XX: common 
X: rare 

Wet Schlerophyll 
Forest 

Sub-Alpine 
Forest 

Rain 
Forest 

Mixed 
Forest 

Brush Bronzewing 

Yellow Tailed Black 

. 	, 	XX X XX 

Cockatoo 	— XX XX XX XX 

Green Rosella 	' XX X XX XX 

Fantailed Cuckoo XX XX XX 

Golden Bronze Cuckoo XX X X XX 

Ground Thrush XX XX XX 

Superb Blue Wren XX X XX 

Tasmanian Thornbill XX XX XX XX 

Scrub Tit XX XX XX XX 

Brown Scrub Wren XX XX XX XX 

Flame Robin XX XX X X 

Pink Robin XX X XX XX 

Dusky Robin XX XX 

Grey Fantail XX XX XX 

Golden Whistler XX X •X XX 

Grey Shrike Thrush XX XX XX XX 

Spotted Pardalote XX XX XX 

Yellow Tipped Pardalote XX XX X XX 

Grey Breasted Silvereye XX XX XX XX 

Yellow Throated Honeyeater XX XX X XX 

Strong Billed Honeyeater XX X X XX 

Crescent Honeyeater XX XX XX •XX 

Eastern Spinebill XX X X XX 

Yellow Wattle.Bird X XX X X 

Beautiful 	Firetail 	_ XX XX X 

Black Currawong XX XX XX XX 

Forest Raven XX XX XX XX 



APPENDIX D 

Survey Design and Questionnaires for the Fern Tree Landowner Survey. 



LAND-USE SURVEY OF FERN TREE LAND OWNERS  

This section of the Questionnaire should be completed before you make 
contact with the assigned person. 

If no contact is made retain the Questionnaire for call backs.• 

It is essential that the name, address and identification No. of 
the respondent corresponds to that on'your assignment sheet. 

1. NAME OF RESPONDENT: 

2. IDENTIFICATION NUMBER OF RESPONDENT: 

3. ADDRESS: 

4. NAME OF INTERVIEWER: 	  

5. DATE OF CALL (last date indicates date of interview) 



Hello, my name is 	 

A. Could I speak to 

    

(1vr name) 

    

    

.(R name) 

     

r .  not resident 

Go to Q. B 

R. not home Speaking to R. 

 

R. Sent for( 

   

Go to 

IR. Owner R. joint owner R. does not own property 

Go to Q. C 

• Could you tell me who currently owns 
this property and where this person 
may be located? 

does' not know ownel 

IR. knows owner[ 

Owner's Name 

Address 

Terminate Interview 

I'm sorry there has been some mistake. 
This questionnaire is meant for the 
owner of this property only. Thank 
you. 	 

Continue filter questions 

Note below.R. is a new 
owner. Tick box. 

rew Ownel 
Go to ** 

— FILTER'QUESTIONS  

These filter questions must be carried out before the actual interview 

questions start. 

A(a) When do you think would be the best time 
to find 	 (R name) at 
home? 

Time 

Date 

Thank you for your help, I will call 
back. 

B. Could you tell me if you are the current owner, or joint owner of this 
property? Tick which box is appropriate. 



I 

** 
The purpose of this visit is to carry out an interview of landowners 

• in Fern Tree. As a landowner you have been chosen to participate in 
the survey. You may have already received a letter from Pam McRae 
informing you of her research in the Fern Tree area. 

If you would like to find out more about the research and the survey 
you may read this introductory note. 

Hand R introductory note if necessary .  

Your name and address are not required on the questionnaire itself and 
I can assure you that all the information you give will be completely 
confidential. 

The questionnaire will take between 25 to 35 minutes to complete. 

D. Are you willing to participate in this research by answering 
the questionnaire? 

NO 

Go to start of 

questionnaire 

Go to Q. E 

• If it is inconvenient for you 
to answer the questions now, 
is there any time it would be 
more suitable? 

Time  Date 

If not willing to participate 
terminate interview. 



Identification No. F----  

START OF'QUESTIONNAIRE - 

To begin the auestionnaire, I would like to ask you a few questions 
about the property you own in the Fern Tree area of Hobart. 

Just to make certain that you understand what I mean when I refer to 
the land you own in Fern Tree, I mean all the land you own or jointly 
own in this area. This includes land that is mortgaged or presently 
for sale. 

pf R. is  a new owner go t6-77-21 

1. Firstly, could you tell me if you own, jointly own, or both own 
and jointly own any land in the Fern Tree area? 

R. owns land 	  

R. jointly owns land    2 

R. both owns and jointly owns land 	 3 

111. does not own land in Fern Tr1  	 4 

Go back to Q. C of filtei - q .c.astions to 
find out if R. knows owner cF property 

2. If you include all the land you own in Fern Tree, how much land 
is this altogether? 

 

Acres .. 

   

	1 

    

     

 

Hectares ..... 1111111. 
Other Units 

     

3. How many different properties or blocks do you currently own in 
Fern Tree? 

Number .. 	 II' 

Go to 6,5 	If R. owns mcireA:han :.One: . prOperty; go:to Q.51. 

If . R..currently owns only one  propetty, askQ.41 	 to Q.4 	. 

. Have you ever owned any other property in the Fern Tree 
area? 

o to Q.5  

Go to Q.4( )  

Li(a) In what year did you acquire your Fern Tree 
property? 

Year 	 • • • 

 

   

Go to Q.6 

..2 



5. This question refers to all the properties you have ever  owned 
in the Fern Tree area. 

Continue this Q. till all R.'s properties are accounted for. 

5(a) In what year did you acquire your most recent Fern 
Tree property? 

 

Year II 	I 
5(a)(i) Do you still own this property? 

  

fre s 	  

[No   2 

5(b) In what year did you acquire your second most recent 
Fern Tree property? 

• 	
Year F—E1 

5(b)(1) Do you still own this property? 

fres    
ENIo   2 

5(c) In what year did you acquire your third most recent 
property? 

Year   

5(c)(i) Do you still own this property? 

  2 

5(d) In what year did you acquire your fourth most recent 
property? - 

 

Year I 	
5(d)(1) Do you still own this property? 

  

If R. has owned more properties continue on back of page 
till all properties are accounted for. 

Go to Q.6 

Page 2 

1 

6.. What was the main  reason you acquired the particular property(ies) 
you currently  own in Fern Tree? 

i. Most recently acquired property 

ii. Second most recently acquired property 



Page 3 

Third most recently acquired property 

iv. Fourth most recently acquired property . 	_ 	. 	_ 

Any other properties continue over page. 

. 7. Did you acquire any of your Fern Tree land because you particularly 
wanted land in Fern Tree?• - 

fres  
Go  to Q.8  

	

iJ 	 
	  2 

Go to Q. 

7(a) 

7(a) What was the main reason you chose Fern Tree as a place to acquire 
land? 

Go to Q.8 

The following few questions refer to the way you use your Fern Tree property. 

8. When you acquired your current Fern Tree property(ies), what did you 
originally intend to use it (them) for? 

i. Most recently acquired property 

ii. Second most recently acquired property 

iii. Third most recently acquired property 	  

iv. Fourth most recently acquired property 

Any other properties continue over page. 

9. Could you briefly describe the present use of your Fern Tree 
property(ies)? 

. Most recently acquired property - 	

• ii. Second most recently acquired property 

iii. Third most recently acquired property 	  

iv. Fourth most recently acquired property 

Any other properties continue over the page.  .4 



eS  Go to Q. 

10(a) o to I 11 

P age 4 

10.. EU you intend to change the use of any of your Fern Tree 
property(ies) in the foreseeable future? 

10(a) Could you briefly explain the changes in land-use you anticipate? 

i. Most recently acquired property 	 

. Second most recently acquired property 

iii. Third most recently acquired property 	 

iv. Fourth most recently acquired property 

Any other property continue over page. 

Go to 

The next two questions refer to a list of property improvements shown 
on page 1 of this booklet. 

Hand R. prompt booklet, 

R. should turn to  Green  page. 

11. Which of these improvements have you made on your Fern Tree property 
in the past 3 years? 

Fill in Table over page. 

12. Which, if any, of these improvements do you intend to undertake on 
your Fern Tree property in the next 3 years or so? 

Fill in Table over page. 

..5 



13(a) On page 2 of your booklet, is a list of people who may 
decide on the use of your Fern Tree property. Which of 
these decides on your behalf? 

Page 2 is White 

 

Spouse     1 
Solicitor   2 
Estate Agent   3 
Business Associate 	 4 
Family 	 5 
Friend 	 6 
Other, specify 

   

      

      

Go to Q.14 

Page 5 

List of Improvements 
R. 	Carried Out 	in 	R. 	Intends 	to Carry 

	

Tast.3.Years. 	..Out.in.Next.3 Years 

a. 	Clearing Land 	 1     	 1 
b. 	Fencing    	 2    	 2 
c. Weed Control 	 3    	 3 
d. 	Installing Water Tank 	 4 	 4 
e. 	Erection of New Dwelling 	 5 	 5 
f. 	Renovation of Old Dwelling 	 6 	 6 
g. 	Erection of Other Buildings 7 	 7 
h. 	Dam Construction 	 8    	 8 
i. 	Installing of Septic 	Tank 	 9 	 9 
j. 	Landscaping for Garden 	 10    	10 
k. 	Planting of Native Trees 	 11 	 11 
1. 	Planting of Exotic Trees 	 12 	 12 
m. 	Making Fire Break 	 13 	 13 
n. 	Burning Off 	 14 	 14 
o. 	Other, 	specify 15 	 15 

16 	 16 

No Improvements 	 17 	 17 

In this next group of questions, I would like to find out who decides on how 
your Fern Tree property is used. 

13: Are you involved or not involved in deciding how your Fern Tree 
prOperty is used? 

 Go to 0.13(b)  IR. is invclved  	 

Go to 0.13(a)  IR.  is not involved  	 2 

1 



13(b) Is there any other person involved in deciding how your _ 	. 
Fern Tree property is used? 

Go to Q.13(c)  

Go to_9:14 
V 

13(c)  Referring to page 2 of your booklet,which 
of these persons assists you in these land-use 

. decisions? 

Page 2 is White  Spouse   
Solicitor   2 
Estate Agent   3 
Business Associate .••• 4 

Family   5 
Friend   6 

Other, specify 

Go to Q.14 

Could 	me the main reason for selling this land? 

14(b) About how much land did you sell? 

Acres 

Hectares 

Other Units 

Go to Q.15 

Page 6 

.\( 
14. Have you sold any of your Fern Tree property in the past 10 years? 

1Yes    It--Go to Q. 

Go to 0.15 	__Po     21 	14(a)  

N./ 

15 Do you anticipate any change in your land ownership in the foreseeable 
future? 

FT-    11.---Go to Q.. 

Go to Q.16 	4o   21  15(a) 

.. 7 
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15(0 Do you intend to sell part of your property, sell all of your 
property, subdivide, purchase more land, or any other change? 

• Sell part of property  I 
Sell all of property   2 
Subdivide.   3 
Purchase more land   . 4 
Other, specify   

Go to Q.16   

16. In this question I am going to read a list of the services available 
in the Fern Tree area. Could you tell me . if each of these services 
'is adequate or inadequate for your needs? 

Read  R.  list 

Adequate 

Bus service   1 
Shopping  facilities 1 
Education  facilities 1 
Water supply 1   
Sewerage system 1 
Local  entertainment  facilities .  .  .  1  .  . 
Community services  in general  . .  1  .  . 

Inadequate  

2 

2 

2 
2 

  2 

. 
.  . 2  - 

In the next two questions, I will be asking you for your ideas on what types 
of land-use you feel would be suited or unsuited in the Fern Tree area. 

If you turn to page 3 of your booklet, you will see a list of land-uses 
that could be carried out in the Fern Tree area. 

Page 3 is Blue 

17. Could you tell me which single land-use shown would most suit the Fern 
Tree area? 

Fill in Table below Land - use R. feels suitable 

18. Could you tell me which single land-use shown would least suit the 
Fern Tree area? 

Fill in Table below Land-use R. feels unsuitable 
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Land-use 	Most Suited 	Least Suited 

Agriculture   1..   1 
Forestry   2     2 
Mining   3   . 3 
Hobby Farming   4 .   4 
Suburban Low Density Residential Development   5   5 
Industrial Development   6   6 
Organised Recreation, e.g. cricket, soccer, 

tennis   7 .   7 
Less Organised Recreation, e.g. bush- 
walking, picnics   8    8 

Conservation of Remaining Bushland by 
Limiting Development   9 .   9 

Other, specify 

19. Do you think there should be a minimum lot size in the Fern Tree 
area? 

1Yes 
	

11_  Go to Q. 

Go to Q.20 	IN° 	21 
	

19(a) 

19(a) What minimum lot size do you think would be appropriate 
in Fern Tree? 

   

 

Acres 

Hectares 

 

1 	1 	1  

   

  

1 	II 	1 

 

Other Units 

  

    

Go to Q.20 

20 In any area, there are a number of different factors which determine 
the pattern of land-use in that area. 

What main factor do you think is the most important in determining 
the land-use pattern in Fern Tree? 

21; This question is a hypothetical one. A friend of yours has expressed 
an interest in moving to Fern Tree to live. Having never been to 
Fern Tree, he wants to know what it is like. 

In describing Fern Tree to him would you say it was rural, semi-rural 
suburban, .urban, bushland or something else? 

Bushland   1 
Rural   2 
Semi-rural   3 
Suburban     4 

.  Urban   5 
. Other, specify 

..9 



In what way do you think the character of Fern Tree is 
changing? 

22(b) Do you think this change is occurring rapidly, moderately, 
slowly or very slowly? 

Rapidly 	 1 
Moderately 	 2 
Slowly 	 3 
Very slowly 	 4 

Go.to Q.23 

Page 9 

22. From your description of Fern Tree, would you say that this 
character is changing? 

Go to Q..23 

 	11 Go to Q. 
22(a)and 

(b) •No 	 21 

23 Some people seem to keep up with what community meetings and discussions 
are going on in Fern Tree. 

Are you interested,.somewhat interested or :lot intere.st,3a in these 
community activities? 

Interested 	 1 
Somewhat interested 	 2 
Not 	interested 	 3 

24. Could you name the community groups in Fern Tree you know about? 

Fill in Table below 

Go to . hf R. does not know an 
Q.26 

25. Are you a member of any of these.  groups? 

o to I 26 

es..... 

25(a) Which of these community groups are you a member of? 

Go to Q.25(b) 

Fill in Table below for Q.24 and Q. 25(a) 

TABLE OF COMMUNITY GROUPS 

Community Group R. is aware of 	R. is Member of 

Fern Tree Community Association 	 t 1 
Fern Tree Fire Brigade 	 2 	.   	 2 
Fern Tree Kindergarten Parents and 
and Friends Association 	 3 	 3 

Other, 	specify 	 4 	 4 

5 	 5 
6 	 6 

..10 

Go to Q. 
25(a) 
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25(b) Would you say you were an active, somewhat active 
or not veryactive member of the (se) group(s) . ? 

Active   

Somewhat active   2 
Not veryactive   3 

 Go.to Q.26   

26 In the past year or so have you been involved in any of the activities 
listed on page 4 of your booklet?' 

Page 4 is Gold 

R. has been involved in 

Go to Q.27  ISigning Petition 

Go to Q.28 

Go to 0.30 

Go to 0.29 

Priting to Council  21 

Rttending Council Meeting •  31 

bther Community effort   41 

Go to Q.31 -  'Involved in none  51 

27. Can you briefly explain what the petitions 
you signed in the past year were about? 

Petition 1   

Petition 2   

Petition 3 

Petition 4 

If no other involvement go to Q.31 

28. About how often in the past year did you write to the 
Council? 

Number 

28(a) Could you briefly explain what these letters 
referred to? 

Letter 1   

Letter 2   

Letter 3 

	 If.no.other.involvement.go.to  Q.31 

No/ 
29. Would you say you attended Council meetings in the past year, 

regularly, occasionally or rarely? 

Regularly   
Occasionally   2 
Rarely   3 

29(a) Could you explain briefly why you attended these meetings? 

If no other involvemant go to Q.31  



Page •1 

30. About how muc1i time have you devoted to the community efforts 
to improve Fern Tree in the past year? Would . you say considerable, 
some or little time? 

Considerable   . 1 

Some   2 

Little   3 

30(a) What sorts of things do these'communitg efforts hope to 
achieve? 

30(b) Do you think these efforts in the past year have been very 
successful, or not very successful? 

Very successful   
Not very successful   2 

Go to Q.31 

3 . Many communities are becoming actively involved in the planning and 
management of their area. Do you think community involvement in 

• planning is worthwhile or not worthwhile? 

Worthwhile   

 

Not worthwhile   

Could you turn to page 5 of your booklet. 

Page 5 is White 

On this page you will see a diagram of a ladder. The lungs on the ladder 
represent different levels of community involvement in planning their 
area. Rung number 1 indicates no community involvement and rung :number 
5 represents total community control of planning. 

32. From this ladder, at which rung do you think community involvement 
is most desirable? 

Rung Number. 

33. At which rung of the ladder do you think the Fern Tree community 
is involved in planning in their area? 

Rung Number .. 

If you could turn to page 6 of your booklet. 

Page 6 is Green  

On this page are several statements that may describe how you feel about 
living in Fern Tree. 

..I2 . 
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34. Which of these statements best describes your feelings? 

R. likes living in Fern Tree 

FIT---iTe time  	 I 	Go to Q.35 

Go to Q.35 
Go to •37 	boes not really care  ... 3 

GotoQJEL ISome of the time  	 4  

Go to Q.36  Pone  of the time  	  

35. What is the main reason you like living in Fern Tree? 

Go to Q.37 

36. What is the main reason you do not like living in Fern Tree? 

Go to ** 

If you could turn to page 7 of your booklet. 

Page 7 is Blue  

Listed on this page are a number of physical characteristics of Fern Tree. 

• 37. Could you tell me if any of these natural conditions ever bother you. 
If so which ones? 

Rain    1 
Snow     2 
Fog   3 
Frost     4 
Wind     5 
Fires 	  6 
Temperature, 	  7 
No conditions bother R 	 8 

38. Are there any other natural conditions not on the list that bother 
you? If so what are they? 

. . 13 



39 a 	Could you tell me which of these conditions are that serious? 

Rain 	. 	 1 
Snow 	 2 
Fog 	 3 
Frost 	.   	 4 
Wind 	 5 
Fires 	... 	 6 
Temperature 	 7 
'Other, specify 

39(h) What precautions, if any, have you taken against these 
problems? 

R. taken no precautions ...1 

Go to Q.40 

Page 13 

39. Are any of these conditions ever serious enough to affect what you . 	. 
do with your Fern Tree land? 

Gn tn 0.40  

40. Do any Of these natural conditions mentioned on page 7 ever make you 
feel unsafe? 

'Yes 	 

Go to 0.41 	Io 	

40(a Which of these conditions make you feel unsafe? 

Rain 	 1 
Snow 	 2 
Fog 	 3 
Frost 	.. 	 4 
Wind 	 5 
Fire 	...    	 6 
Temperature 	 7 
Other,. specify 

  

o to Q.41 

 

   

—14 
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41• DO any of these conditions ever make you consider leaving Fern 
Tree? • 

Go to 0.42 
"yes  	  11___ Go to Q. 

41(a) f-cr 	 21 

41(a) Could you tell me which of these conditions are that 
serious? 

. Rain    1 
Snow .   2 
Fog   3 
Frost   4 
Wind    5 
Fire   6 
Temperature   7 
Other, specify 

Go to Q.42 

This last group of questions is designed to gather general background 
information about people owning land in Fern Tree. 

42. Firstly, are you the head of your household? 

Yes   1 

No   2 

43. On page 8 of your booklet is a list of income groups. Could you turn 
to this page. 

Page 8 is Gold 

Which number corresponds to the income group which best describes 
your family's total income for the past year? 

Income Group Number 

44. During the past week, did you do any work for a wage or salary? 

Iles    11__Go to Q. 
44(a) 

V 

Go to 0.45 21  

.. 15 



SURVEY DESIGN : prepared by P. J. McRae 

Two sample surveys were conducted on the landowner-population of Fern 
Tree. One survey was designed for resident landowners and consisted 
of an interview questionnaire of approximately 30 minutes duration. 
These interviews were carried out by professional-interviewers -from-
the Burear of Census - and Statistics, Hobart in -August 1979. The 
resident landowner sample- comprised one :landowner of each property 
in Fern Tree with a postal -address in Fern Tree. In the case of joint 
owners, to avoid duplication of information pertaining to a single 
property, a random method was used to select which of the joint owners 
would take part in the interview. 

The second survey was conducted on the non-resident landowners of Fern 
Tree, that is those with postal addresses outside the Fern Tree area. 
This survey was a modified form of the interview questionnaire and was 
mailed to each non-resident-landowners listed. The same random 
proceedure as used in the interview survey was uses here to select which 
joint owner-would answer-the questionnaire. 

The analysis of - the survey results was done using -the:Survey Package for 
_Social Science computer package. -Following .are copies of both-the-surveys 
used  

ii 
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PROMPT BOOKLET 

Page 1. (green) 
PROPERTY IMPROVEMENTS 

(a) Clearing land _ 
(b) Fencing 
(c) .Weed control . 
(d) Installation of water tank 
(e) Erection -of new dwelling 
(f) Renovation of old dwelling 
(g) Erection of other buildings 
(h) Dam construction_ 
(i) Installing septic tank 
(j) Landscaping of garden 
(k) Planting native - trees 
(1) Planting exotictrees 
(m) Making.a-fire break 
(n) Burning off 
(o) Any other, please specify 

Page 2. 	(White) 
DECISIONS -ON:HOW FERN :TREE PROPERTY SHOULD BE USED 

(a) Spouse 
(b) Solicitor . 
(c) Estate agent 
(d) Business associate 
(e) Family— 
(f) 'Friend - 
(g) Any other, -please - specify 

Page 3. 	(blue) 
LAND-USES INTERN TREE 

Agriculture 
Forestry 
Mining 
Hobby farming 
Suburban low density residential development 
Industrial development 
Organised recreation, eg. cricket, soccer and tennis 
Less organised recreation, eg. bushwalking and picnics 
Conservation of remaining bushland by limiting development 
Any other, please specify 

Page 4. 	(yellow) 
COMMUNITY INVOLVEMENT 

During the past year have you; 
(a) added your support to an issue in Fern Tree by signing 

a petition, 
(b) written to the Hobart City Council about any issue in 

Fern Tree, 
(c) attended any Hobart City Council meetings, 
(d) been involved in any community activities to improve 

Fern Tree as a place to live. 
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Page 5. 	(white) 
LADDER OF COMMUNITY INVOLVEMENT 

Rung 5 

Rung 4 

Rung 3 

Rung 2 

Total community control of 
planning 

Rung I 	No community involvement in 
planning 

Page 6. (green) 
LIVING IN FERN TREE 

(a) I like living in Fern Tree all of the time. 
(b) Most of the time I like living in Fern Tree. 
(c) I don't care where I live. 
(d) Some of the time I like living in Fern Tree. 
(c) I don't like living in Fern Tree. 

Page 7. 	(blue) 
PHYSICAL CONDITIONS IN FERN TREE 

(a) Rain 
(b) Snow 
(c) Fog 
(d) Frost 
(e) Wind 
(f) Fire 
(g) Temperature 

Page 8. 	(yellow) 
HOUSEHOLD INCOME GROUPS 

1. Less than $5 000 
2. Between $5 000 and $10 000 
3. Between $10 000 and $20 000 
4. Between $20 000 and $30 000 
5. Over $30 000 
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44 a Did you work for more than 35 hours, less than 35 hours, 
did not work due to illness or holidays in the past 
week? 

R. worked for 

More than 35 hours   1 

Less than 35 hours   

Temporarily unable to 
. work due to illness or 
holiday   3 

44(b) Which of the following describes your present work 
location? 

At home   

In Fern Tree   2  

In the Hobart area   3 

Other, please   

specify   

 Go to Q.45 

45. Could you tell me about how many times you travelled into Hobart 
last week in a private car, in a bus or some other way?• 

Private Car .  
 1 	I 

Bus ...   r--1 
Other, specify  I  j 

	EJ 

46. Finally, would you be interested in receiving a copy of the report 
of this study? 

Yes   

No  2 

End of Questions to R. 

47. R's estimated age: 

Less than 20 years   
Between 20 and 30 years    2 

Between 30 and 40 years .   .. 3 
Between 40 and 50 years   4 

Between 50 and 60 years   5 
Over 60 years ..   6 

48. R's sex is: 
 

Male   

Female     

Thank you for your co-operation in answering these questions. I would 
like to assure you that all the information you provided will remain 
strictly confidential. 

DO NOT FORGET TO COLLECT BOOKLET  



INSTRUCTIONS FOR THE.COOLETI-ON OF-THE QUESTIONNAIRE 

• It is important that all questions receive your attention. Please 
try and answer all appropriate questions. 

• Some of the questions will ask you to choose between several 
different answers provided. In these- questions place a circle 
.around the number beside the answer you 'prefer. 

•Example  

1. 	Which one of the following colours do you like the most? 

RED 	  1 
• BLUE 	 2 
GREEN. 	 0 
YELLOW 	 A 

The answer chosen. is GREEN. 

• Several of the questions will direct you to particular questions if 
answered in a certain way. 

E.4.atpie .  

2. Do . you like eggs? 

,Go to question 3 

'YES   / I Go to 
I  auestion 

	

17 	TO  0   2 	1(a) 

1(a) How many eggs did you eat last week? I. 

.Number Ell 	-1 
Go to question 3 

3. Do you eat cheese? 
etc. 

. In questions requiring a written answer,. use the space provided beneath 
the question If this is not enough -  space ,.you tay:'complete your answer 
on the beak of that page making .sure you clearly indicate the question 
you are continuing to answer. 



QUESTIONNAIRE 

To-begin the questionnaire, I would like to ask you a few questions. 
About the property you own in the Fern Tree area of Hobart... 

just to make certain that you understand what I mean when I refer 
to the land you own in Fern Tree, I mean all the land you own or  
jointly own in the Fern Tree area. This includes land that is 
mortgaged or presently for sale. 

1. Firstly, could you tell me if you own, jointly own or both own 
and jointly own any land in the Fern Tree area? 

OWN LAND IN FERN TREE 	1 

JOINTLY OWN LAND IN FERN TREE 	2 

BOTH OWN AND JOINTLY OWN LAND IN FERN TREE 	 3 

I DO NOT OWN ANY LAND IN FERN TREE 	 .. 

Go to question 1(a). 

11(a) I'm sorry, there must have been some mistake. This 
questionnaire was intended for Fern Tree landowners 
only. Do not continue answering the questionnaire 
and return it in the enclosed self addressed envelope. 

Thank you. 

2. If you include all the land you ownor jointly own in Fern Tree, 
.how much land is this all together? 

Please be sure to note the units you use to measure 
the amount of land you own. 

3. How many different properties or blocks do you currently own or 
jointly own in Fern Tree? 

NUMBER 

.Go to question 	If you own..only one property, go to question 
5 

If you have owned more than one property, go 
to question 4 

Go to question 4 

.. 2 



4. 	Fill in this question for the number . 
of properties you have owned. 

4(a) In what year did you acquire your most 
recent Fern Tree property? 

YEAR 

4(a)(i) Do you still own this 
property? 

YES 	 

NO 	 2 

4(b) In what year did you acquire your second 
most recent Fern Tree property? 

YEAR 	 

4(b)(i) :too you still own this 
. property? 

4(c) In what,year did you acquire your third 
most recent Fern Tree property? 

YEAR 

4(c) (1) Do you still own thi 
property? 

YES 	 .. 1 

NO 	 2 

4(d) In what year did you acquire your fourth 
most recent Fern Tree property? 

YEAR LL1 
4(d)(i) Do you still own this 

property? 

YES 	 7 

NO 	 2 

If you have owned more than 4 properties in Fern Tree 
could you attach a sheet noting year of purchase and 
whether or not you still own this property. 

Go to question 6 

Page 2 

5. 	In what year did you acquire your Fern Tree Property? 

YEAR tfl  
Go to question 6 



Go to 
question 
7(a) Go to •uestion 

YES 

7(a) What was the main reason you chose Fern Tree as a place 
to acquire land? 

Go to question 8 

Page 3 

6. What Was the main reason you acquired the paxticularpToperty(ies) 
, you now own in Fern Tree? 

i. . MOST RECENTLY ACQUIRED PROPERTY 

.......... 	• 	• 	• 	.......... 	• 

ii. SECOND MOST RECENTLY ACQUIRED PROPERTY 

iii. THIRD MOST RECENTLY ACQUIRED PROPERTY 

iv. FOURTH MOST RECENTLY ACQUIRED PROPERTY 

ANY OTHER PROPERTIES 

7. Did you acquire any of your Fern Tree land because you particularly 
wanted land in the Fern Tree area? 

8. The following few questions refer to the way you use your Fern Tree 
land and if this use is likely to change. 

When you acquired your current Fern Tree property(ies), what did 
you originally intend to use it for? 

i. MOST RECENT ACQUIRED PROPERTY 

ii. SECOND MOST RECENT ACQUIRED PROPERTY 

iii.THIRD MOST RECENT ACQUIRED PROPERTY 

iv. FOURTH MOST RECENT ACQUIRED PROPERTir 

. . 4 



ii. SECOND MOST RECENT ACQUIRED PROPERTY 

iii. THIRD MOST RECENT ACQUIRED PROPERTY 

iv. FOURTH MOST RECENT. ACQUIRED PROPERTY 

ANY OTHER PROPERTY 

10(b) Do you think you will ever be using any of your Fern Tree land 
for your personal or family residence?, 

 

 

NO. 

 

	Go to question 11 

...Page 4 

ANY OTHER PROPERTIES 

9. Could you briefly describe the present use of your Fern Tree 
property(ies)? 

i. MOST RECENT ACQUIRED PROPERTY 

ii. SECOND MOST RECENT ACQUIRED PROPERTY 

iii. THIRD MOST RECENT ACQUIRED PROPERTY 

iv. FOURTH MOST RECENT ACQUIRED PROPERTY 

ANY OTHER PROPERTIES 

10. Do you intend to change the use of any of your Fern Tree property(ies) 
in the foreseeable future? 

YES    1 

Go to question 11 	 __1NO 	 

Go to 
question * 

21 110(a) 

10(a) Could you briefly explain what changes in land-use you anticipate? 

i. MOST RECENT * ACQUIRED PROPERTY 

..5 
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The next two questions relate to the list of property improvements 
below. 

11. Could you indicate by placing a circle in the appropriate • 

box,which property improvements you have made on your Fern 
Tree land in the past 3 years. 

12. Could you also indicate by placing a circle in the appropriate 
box, which property improvements you intend making on your 
Fern Tree land in the next 3 years or so. 

TABLE OF PROPERTY IMPROVEMENTS 

Improvement 	Undertaken in: 
Past 	Next 

3 Years 	3 Years 

CLEARING LAND 	  1 	 1 

FENCING 	  2 	 2 

WEED CONTROL   	 3 	 3 

INSTALLING WATER TANK 	  4 	 4 

ERECTION OF NEW DWELLING 	 5   	 5 

RENOVATION OF DWELLING 	 '6 	 6 

ERECTION OF OTHER BUILDINGS 	 7 	 7 

DAM CONSTRUCTION 	  8 	 8 

INSTALLING OF SEPTIC TANK' 	 9 	 9 

LANDSCAPING FOR GARDEN 	  10 	 10 

PLANTING NATIVE TREES 	  11 	 11 

PLANTING EXOTIC TREES 	  12 	 12 

BAKING FIRE BREAK 	  13 	 13 

BURNING OFF 	  -14 	 14 

OTHER, please specify 15 	 15 

. 	. 16 	 16 

NO IMPROVEMENTS 	  17 	 17 

In this next question I would like to find out who decides on how your 
Fern Tree property is used? 

13. Are you involved or not involved in deciding how your Fern Tree 
property is used? 

..6 

Go to question 
13(b)  

I AM INVOLVED IN DECIDING HOW PROPERTY IS 

• 

[I AM NOT INVOLVED IN DECIDINGHOW PROPERTY . 

Go to question 
13(a) 



SALE OF TOTAL PROPERTY 	 
SALE OF PART OF PROPERTY 	 2 
SUBDIVISION  	3 
PROPERTY PURCHASE 	.. 4 
OTHER, please specify 

Go to question 16 

5(a) What type of change do you anticipate in your Fern Tree 
• land ownership? 

Go to question 
15(a) 

Go to question 16 

Go to question 17 

YES 

NO 

;Page 7 

14(a) Could you tell me the main reason for selling this land? 
• 

14(b) About how much land did you sell? Please be sure to 
indicate the units your land is measured in. 

14(c) About what percentage of your total land holding was 
this? 

Go to question 15 

15. Do you anticipate any change in your land ownership in the foresee-
able future? 

16. Have you ever lived in the Fern Tree area? 

16(a) What was the main reason you left the Fern Tree area? 

Go to question 17 

V 

Go to question 
16(a) 

..8 
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20. In any area, there are a number of different factors which determine 
the pattern of land-use in that area.. 

What main factor do you think is the most important in deter-
mining the land-use pattern in Fern Tree? 

Many communities are becoming actively involved in the planning and 
management of their area. 

21. Do you think community involvement in planning is worthwhile 
or not worthwhile? 

WORTHWHILE 	  1 

NOT WORTHWHILE 	 2 

Below you will see a diagram of a ladder. The rungs on this ladder 
represent different levels of community involvement in planning their 
area. Rung number 1 represents no community involvement and as you 
move up the ladder the degree of community involvement in planning. 
increases till rung number 5 where the community is in total control 
of planning their area. 

DIAGRAM 

  

RUNG 5 

RUNG 4 

RUNG 3 

RUNG 2 

RUNG 1 

Total community control of planning 

   

No community involvement in planning 

     

22. From this ladder, at which rung do you think community involvement 
in planning is most desirable? 

RUNG NUMBER 

23.. Again referring to the ladder, at which rung do you think the Fern 
Tree community is currently involved in planning in their area? 

RUNG NUMBER ri 

This last group of questions is designed to gather general background 
. information about people owning land in the Fern Tree area. 

24. Firstly, are you the head of your household? 

YES 	 
NO 	  2 

..10 
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25. Could you indicate your current age? 

AGE 

1 
1 

1 

1 

26. Which of the following income groups best describes your 
family's total income for the past year?. 

LESS THAN $5,000 	 1 
BETWEEN $5,000 AND $10,000 	 2 
BETWEEN $10,000 AND $20,000 	 3 
BETWEEN $20,000 AND $30,000 	 4 
OVER $30,000 	 5 

. 27. How many years of formal education have you completed in: 

PRIMARY. THROUGH TO SECONDARY SCHOOL... 

TERTIARY INSTITUTION 	 

28. During the past week did you do any work for a wage or salary? 

YES' 	 

Go to question 29 
	

NO 

11___Go to question 
28(a) 

II 
28(a) Which of the following best describes your work during the past 

week? 

WORKED 35 HOURS OR MORE 	 1 
WORKED LESS THAN 35 HOURS 	 2 
TEMPORARILY UNABLE TO WORK 
DUE TO HOLIDAYS OR ILLNESS 	 3 

OTHER, please specify 

Go to question 29 

29. Could you tell me about how , many times in the past year you have 
visited your Fern Tree property? 

ONCE EVERY WEEK OR MORE OFTEN 	  
ABOUT ONCE EVERY TWO OR THREE WEEKS    2 
ABOUT ONCE A MONTH 	  3 
ABOUT ONCE EVERY 2 OR 3 MONTHS 	  
ABOUT ONCE EVERY 4 OR 5 MONTHS   5 
ABOUT TWICE A.YEAR     6 
ABOUT ONCE .A YEAR    7 
HAVE NOT VISITED PROPERTY IN THE PAST YEAR   8 
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30. Who carries out the maintenance of your Fern Tree property? 

31. Finally, would you be interested in receiving a copy of this 
study report when completed? 

YES 	 

NO 	 2 

Thank you very much for your co-operation in answering this questionnaire. 
I would like to assure you again that all the information you provided in 
this survey will remain confidential. 

Thank you again, 

Yours faithfully, 

Pamela J. McRae 

LILLE 


