AGENDA

Special City Planning Committee Meeting

Open Portion

Monday, 6 May 2019

at 4:30 pm
Lady Osborne Room, Town Hall



THE MISSION

Our mission is to ensure good governance of our capital City.

THE VALUES

The Council is:

about people

professional
enterprising
responsive
inclusive

making a difference

We value people i our community, our customers and
colleagues.

We take pride in our work.

We look for ways to create value.
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ORDER OF BUSINESS

Business listed on the agenda is to be conducted in the order in which it
is set out, unless the committee by simple majority determines
otherwise.

APOLOGIES AND LEAVE OF ABSENCE
1. INDICATIONS OF PECUNIARY AND CONFLICTS OF INTEREST ........ 4

2. REPORTS L 5

2.1 Building Height Standards Review - Affordable Housing
Inclusionary Zoning - Consideration of Deferred Items ..................... 5
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Special City Planning Committee Meeting (Open Portion) held Monday, 6 May
2019 at 4:30 pm in the Lady Osborne Room, Town Hall.

COMMITTEE MEMBERS Apologies:

Deputy Lord Mayor Burnet (Chairman)

Briscoe

Denison Leave of Absence: Nil.
Harvey

Behrakis

NON-MEMBERS
Lord Mayor Reynolds
Zucco

Sexton

Thomas

Dutta

Ewin

Sherlock

1. INDICATIONS OF PECUNIARY AND CONFLICTS OF INTEREST

Ref: Part 2, Regulation 8(7) of the Local Government (Meeting Procedures) Regulations 2015.

Members of the Committee are requested to indicate where they may have
any pecuniary or conflict of interest in respect to any matter appearing on the
agenda, or any supplementary item to the agenda, which the Committee has
resolved to deal with.
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2. REPORTS

2.1 Building Height Standards Review - Affordable Housing
Inclusionary Zoning - Consideration of Deferred Items
File Ref: F19/49369; 17/167

Memorandum of the Director City Planning of 3 May 2019 and
attachments.

Delegation:  Council
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Cityof HOBART

MEMORANDUM: CITY PLANNING COMMITTEE

Building Height Standards Review - Affordable Housing
Inclusionary Zoning - Consideration of Deferred Items

Purpose

The purpose ofthisme mo i s to provide clarity and advi
action in relation to agenda items deferred by Council pending a meeting with the

Minister for Planning in relation to the preparation of a Precinct Plan for central

Hobart.

Background

Building Heights

At its meeting on 3 September 2018, the Council endorsed the release of the
Building Height Standards Review (L Woolley, 30 June 2018) report and the
suggested planning scheme amendments to implement its recommendations, for
public comment for a 6 week period, prior to consideration of formally endorsing the
report and initiating any planning scheme amendments in response.

At its meeting on 17 December 2018, the Council considered a report on the
consultation outcomes and proposed planning scheme amendments to implement
the outcomes of the Building Height Standards Review and resolved as follows:

That a report be commissioned that considers the social, environmental,
economic, affordable housing, Airbnb and holiday accommodation impact
assessment which compares the impacts of the four proposed height restrictions
as detailed in:

The current planning scheme regulations.
The original Leigh Woolley report.

The amendments recommended to the Leigh Woolley report as contained in
the officer report, marked as attachment B to item 8.2 of the City Planning
Agenda of 10 December 2018.

4.  The City Planning Committee recommendations of 10 December 2018 to
Council.
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At its meeting on 4 March 2019, the Council considered a report on the project brief
for an assessment of the potential environmental, social and economic impacts of
applying various building height standards in central Hobart, provided in Attachment
A to item 8.1 of the Open City Planning Committee agenda of 25 February 2019.

The recommendation from the City Planning Committee in relation to that report was:

1. The Council not proceed with the project brief for an assessment of the potential
environmental, social and economic impacts of applying various building height
standards in central Hobart, provided in Attachment A to item 8.1 of the Open
City Planning Committee agenda of 25 February 2019.

2. Pursuant to Section 34(1) (b) of the former provisions of the Land Use Planning
and Approvals Act 1993, the Council resolve to initiate the amendments provided
in Attachment B to item 8.2 of the Open City Planning Committee agenda of 10
December 2018 to the Hobart Interim Planning Scheme 2015 and the Sullivans
Cove Planning Scheme 1997, and indicated on the plan shown as Attachment D
to item 8.2 of the Open City Planning Committee Agenda of the 10 December
2018 and attached to this agenda.

3. Pursuant to Section 35 of the former provisions of the Land Use Planning and
Approvals Act 1993, the Council certify that the PSA-18-4 Amendment to the
Hobart Interim Planning Scheme 2015 and the PSA-18-1 Amendment to the
Sullivans Cove Planning Scheme 1997 meets the requirements of Section 32 of
the former provisions of the Land Use Planning and Approvals Act 1993 and
authorise the General Manager and the Deputy General Manager to sign the
Instruments of Certification (Attachment | to item 8.2 of the Open City Planning
Committee agenda of 10 December 2018).

4. Pursuant to Section 38 of the former provisions of the Land Use Planning and
Approvals Act 1993, the Council place the PSA-18-4 Amendment to the Hobart
Interim Planning Scheme 2015 and the PSA-18-1 Amendment to the Sullivans
Cove Planning Scheme 1997 on public exhibition for a 28 day period following
certification.

The Council resolution in relation to that item was:

That based on the correspondence tabled at the meeting by State Government
Minister Jaensch, the item be deferred to enable urgent discussions between the
Government, Lord Mayor and General Manager, and a report on the outcomes
be provided prior to the next Council meeting to be held on 18 March 2018.

Public Meeting in Response to Building Height Petition

The Council convened a public meeting at the City Hall on Tuesday, 16 April 2019 at
6.00pm as the result of being petitioned in accordance with section 59(2) of the Local
Government Act 1993.
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The petition was lodged by Hobart Not Highrise Inc and was initially presented to the
Council at its meeting held on 4 February 2019.

The petition raised concerns with oversized buildings breaching height limits and
sought actions from the Council including the conduct of a public meeting.

The outcomes of the public meeting are the subject of a report on the Agenda for the
Council meeting on 6 May 2019.

It is understood that Hobart Not Highrise Inc is in the process of gathering signatures
on a petition to pursue the Council conduct an elector poll on this issue. If the
petition is provided to the Council containing the signatures of 1,000 electors, and
otherwise complies with the provisions in the Local Government Act 1993, the
Council will have a mandatory obligation to conduct an elector poll on this issue,
irrespective of any position the Council may adopt on the substantive issue of
building heights.

Affordable Housing 1 Legislation i Options for Implementation

At its meeting on a 25 March 2019, the City Planning Committee considered a report
(Item 8.1) in relation to options for the Council to seek State Government support for
legislative changes that require the provision of affordable and/or long term rental
housing in certain developments and or precincts.

The officer recommendation in that report was:
That Council:

(i)  Further consider the options for the provision of affordable housing and long
term rental housing through the planning system when the Minister for Planning
formally consults with planning authorities when drafting the Settlement and
Liveable Communities and the Infrastructure Tasmanian Planning Policies;

(i)  Obtain further advice from Mr McElwaine in relation to the ability of planning
schemes to contain provisions related to affordable housing given the recent
amendments to Land Use Planning and Approvals Act 1993 in relation to
Tasmanian Planning Policies; and

(i) Consider the need to commission an economic and development feasibility
study to determine whether or not planning incentives such as inclusionary
zoning, density or height bonuses would act to provide more affordable housing
and long term rental housing in the Hobart housing market when the process for
making the Settlement and Liveable Communities and the Infrastructure
Tasmanian Planning Policies has been completed.

The Committee resolved that the item be deferred until the proposed full Council
meeting with the Minister for Housing the Honourable Roger Jaensch MP takes
place.
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It is proposed that a separate report be provided to the City Planning Committee in
relation to this matter.

Meeting with Minister

The Minister for Planning the Hon Roger Jaensch wrote to the Council on 4 March
2019 to offer a pathway forward on both the issue of building heights within Hobart
and progressing the City Deal strategic approach to urban growth through the
development of comprehensive precinct plans.

The Minister subsequently followed this offer up with a discussion with elected
members on 8 April 2019, where he tabled an indicative scoping document
developed between officers of the Council and the State Government.

At its meeting on 15 April 2019, the Council considered a report (Attachment C) on
the outcomes of the meeting with the Minister and the scope of work for the
preparation of a Precinct Plan and resolved that:

1. The Council agrees to work with the State Government to prepare a Terms of
Reference and detailed work breakdown including a proposed allocation of tasks,
funding and in-kind contribution for a Hobart Precinct Plan for the area of the city
as outlined in Attachment B to item 3.1 of the Special Open City Planning
Committee agenda of 15 April 2019.

2. That the draft Terms of Reference and work plan developed with the State
Government be the subject of a subsequent report for consideration by the
Council.

3. The Council enquire with the Minister for Planning regarding the ability of the
outcomes from the Precinct Plan work to be incorporated within the Local
Provisions Schedule currently being considered by the Tasmanian Planning
Commission including height restrictions.

Council officers have commenced preparation of the draft Terms of Reference and
work plan and will report further to Council in June 2019.

Current Action

In relation to the Building Height Standards Review, it is proposed that no further
action be taken at this stage with respect to the Council decision of 17 December
2018,given that it is intended that the social, environmental and economic impacts of
height limits will be considered as part of the Central Hobart Precinct Plan Project.
That project will also examine appropriate built form outcomes taking into account the
Central Hobart Building Height Standards Review (L Woolley 2018).

Council will have the opportunity to have input into the Central Hobart Precinct Plan
Terms of Reference when considering the officer report in June 2019.
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In relation to affordable housing and options for implementation it is proposed that a
separate report be provided to the City Planning Committee so that it can further
consider this matter.

RECOMMENDATION
That this report be received and noted.
As signatory to this report, | certify that, pursuant to Section 55(1) of the Local

Government Act 1993, | hold no interest, as referred to in Section 49 of the Local
Government Act 1993, in matters contained in this report.

Neil Noye

DIRECTOR CITY PLANNING

Date: 3 May 2019

File Reference: F19/49369; 17/167

Attachment A: Extract from the City Planning Committee Meeting Agenda of

Monday 25 February 2019 - Item 8.1 - Central Hobart Building
Heights Standards Review Project - Environmental Economic
and Social Impact Assessment - Project Brief - Original Report
&

Attachment B: Extract from the City Planning Committee Meeting Agenda of
Monday 25 March 2019 - Item 8.1 - Affordable Housing -
Legislation - Options for Implementation - Original Report g

Attachment C: Extract from the Special City Planning Committee Meeting
Agenda of Monday 15 April 2019 - Item 3.1 - Proposed Central
Hobart Precinct Plan - Original Report €
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REPORT TITLE: CENTRAL HOBART BUILDING HEIGHT STANDARDS

REVIEW PROJECT - ENVIRONMENTAL, ECONOMIC
AND SOCIAL IMPACT ASSESSMENT - PROJECT BRIEF

REPORT PROVIDED BY: Manager Planning Policy and Heritage

Director City Growth

1. Report Purpose and Community Benefit

1.1.

1.2

1.3.

2.1.

2.2.

This report is in response to the Council resolution of 17 December 2018:

That a report be commissioned that considers the social, environmental,
economic, affordable housing, Airbnb and holiday accommeodation impact
assessment which compares the impacts of the four proposed height restrictions
as detailed in.

1. The current planning scheme regulations.
2. The original Leigh Woolley report.

3. The amendments recommended to the Leigh Woolley report as contained in
the officer report, marked as attachment B to item 8.2 of the City Planning
Agenda of 10 December 2018.

4. The City Planning Committee recommendations of 10 December 2018 to
Council.

The report seeks Councils endorsement of a project brief (Attachment A)
to engage a consultant to assess the potential environmental, social and
economic impacts of applying various building height standards in central
Hobart.

The proposal benefits the community by helping to ensure that the height
of development in the central area of Hobart and Sullivans Cove makes a
positive contribution to the streetscape and townscape values, provides for
appropriate economic development and meets community expectations.

Report Summary

This report seeks Councils endorsement of a project brief (Attachment A)
to engage a consultant to assess the potential environmental, social and
economic impacts of applying various building height standards in central
Hobart.

The proposed scope of the project is outlined in section 7 of the Project
Brief. It requires a number of questions to be addressed in relation to
environmental, social and economic impacts and considering those
impacts poses the question; What is the optimal built form in central
Hobart that would meet Hobatrt's future housing and development needs
and meet the community aspirations for the future of Hobart as articulated
in: Hobart: A community vision for our island capital?
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2.3.  On completion of the project it is proposed that the consultants provide the
City Planning Committee with a presentation of their findings, including
conclusions and recommendations.
2.4. Project completion is expected by 30 July 2019.
3. Recommendation

That the project brief for an assessment of the potential environmental,
social and economic impacts of applying various building height
standards in central Hobart, provided in Attachment A, be endorsed and
three (3) suitably qualified consultants be invited to submit a quotation
to undertake the project.

4.1.

4.2.

4.3.

4.4.

Background

The current development standards for buildings in the Central Business
Zone in the HIPS2015 were formulated after a detailed review and
analysis of land use and development patterns in the central city area.
The development standards address building height, setbacks, design,
passive surveillance, outdoor storage, pedestrian links, heritage,
streetscape and sense of scale, wind effects and solar penetration.

At its meeting on 3 July 2017, the Council endorsed the recommendations
of the Central Business Zone Height Standards — Performance Criteria
Review report (Woolley 2016) and initiated the PSA-17-3 Amendments to
the HIPS2015 to implement the recommendations of that report in relation
to streetscape and townscape values. A modified version of those
amendments were approved by the Tasmanian Planning Commission on
3 August 2018.

At its meeting on 3 July 2017, the Council also resolved that:

A further report to Council be prepared addressing the additional analysis
required in relation to a number of issues including the preparation of
design guidelines, modelling of buildings in certain locations, development
of spatial principles to inform appreciation of the ‘urban amphitheatre’,
designation of additional view protection planes, height control planes and
specification of maximum height limits.

At its meeting on 9 October 2017, the Council endorsed the project brief
for that work and subsequently Leigh Woolley - Architect and Urban
Design Consultant was commissioned to undertake the project.
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At its meeting on 3 September 2018, the Council endorsed the release of
the Building Height Standards Review (L Woolley, 30 June 2018) report
and the suggested planning scheme amendments to implement its
recommendations, for public comment for a 6 week period, prior to
consideration of formally endorsing the report and initiating any planning
scheme amendments in response.

Council considered a report on the consultation outcomes and proposed
planning scheme amendments to implement the outcomes of the review at
its meeting on 17 December 2018 and resolved that a report be
commissioned that considers the social, environmental, economic,
affordable housing and visitor accommodation impacts of various building
height standards.

5. Proposal and Implementation

5.1.

5.2.

5.3.

It is proposed that the project brief in Attachment A be endorsed and three
(3) suitably qualified consultants be invited to submit a quotation to
undertake the project.

The primary objective of the project is to assess the potential
environmental, social and economic impacts of applying various building
height standards in central Hobart.

The proposed scope of the project is outlined in section 7 of the Project
Brief. It requires the following questions to be addressed:

5.3.1. What are the comparative impacts of the 4 building height
standard options (attached), concerning the following?

5.3.1.1. Social matters that affect people or communities such
as; access to employment, access to housing generally
and affordable housing, heritage values, urban form
and residential amenity.

5.3.1.2. Environmental matters arising from the form and
density of development in central Hobart in relation to
the optimal built form from the perspective of energy,
transport and walkability.

5.3.1.3.  Economic matters in relation to:
(a) changes in land values on sites likely to be
impacted by height limits;

(b) how much of the central city would be impacted by
height limits at 45m, 60m and 75m taking into
account existing constraints?;

(c) the economic viability of development considering
potential economic yield;
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(d) the cost of construction in relation to medium and
high density;

(e) achievement of the Activity Centre Regional
Policies in the Southern Tasmania Regional Land
Use Strategy;

(fy the benefits of maintaining the existing townscape
and heritage character of central Hobart;

(g) the benefits of enhancing townscape and public
amenity through new development;

(h) the likely use of higher buildings; hotels vs
residential vs other;

(i) costs for surrounding property and neighbourhood
amenity due to impacts from traffic congestion,
overshadowing, solar access, loss of residential
character and amenity and visual bulk; and

() areview of existing studies comparing the overall
cost of housing, service provision and transport
costs on the city fringe as compared to cost of
housing, services and transport costs within or
close to the CBD.

5.3.1.4. Visitor accommodation — implications for the future
supply of visitor accommodation.

5.3.2. Considering the above, what is the optimal built form in central
Hobart that would meet Hobart's future housing and development
needs and meet the community aspirations for the future of Hobart
as articulated in: Hobart: A community vision for our island capital?

5.3.3. Do underutilised sites in central Hobart have the potential to
accommodate Hobart's future housing and development needs
within the current height standards?

On completion of the project it is proposed that the consultants provide the
City Planning Committee with a presentation of their findings, including
conclusions and recommendations.

Project completion is expected by 30 July 2019.

Strategic Planning and Policy Considerations

The project will assist in the achievement of the strategic objectives of the
Capital City Strategic Plan 2015-2025 particularly in relation to Goal 2
Urban Management - 2.3 "City and regional planning ensures quality
design, meets community needs...."

The project is also relevant to the community aspirations for the future of
Hobart as articulated in: Hobart: A community vision for our island capital,
particularly in relation to the statements in:
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Pillar 1. Sense of Place: We are a city of unique beauty,
environment, heritage and people, built on a shared sense of
ownership, pride and wonder.

Pillar 4. City Economies: We are a city whose economies connect
people, businesses, education and government to create a high-
quality lifestyle in a thriving and diverse community. Our city is our
workshop. We collaborate, embracing ideas, inventiveness and
initiative.

Pillar 5. Movement and Connectivity: We are a city where
everyone has effective, safe, healthy and environmentally-friendly
ways to move and connect, with people, information and goods,
and to and through spaces and the natural environment. We are
able to maintain a pace of life that allows us to fulfil our needs,
such as work, study, business, socialising, recreation, accessing
services, shopping, entertainment and spending time with loved
ones.

Pillar 6. Natural Environment: We are a city whose people see
ourselves as part of a beautiful and unique natural environment,
from the mountain to the river, which embrace us and shape our
identity. We are proud custodians and advocates, ensuring
resources are appreciated rather than wasted, supporting
biodiverse ecosystems in honour of past, current and future
generations.

Pillar 7. Built Environment: We are a city that maintains our unique
built and ecological character, where we all have a safe, secure
and healthy place to live. We are a city where people and
communities can access wotld-class services and infrastructure
and provide for their social, cultural and economic wellbeing. We
embrace change but not at the expense of our Hobart identity and
character.

7. Financial Implications

7.1.  Funding Source and Impact on Current Year Operating Result

7.1.1.

The proposed budget for the project is $50,000. This amount can
be partially funded from the 2018/2019 budget allocation for the
Planning Policy function. A further budget allocation will need to
be made in the 2019/2020 financial year to cover the shortfall.

7.2. Impact on Future Years' Financial Result

7.2.1.

As above.

7.3. Asset Related Implications

7.3.1.

None.
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8. Legal, Risk and Legislative Considerations
8.1. None at this stage of the process.
9. Community and Stakeholder Engagement

9.1. Given the significant community interest in relation to building height
standards in central Hobart it is suggested that the report resulting from
this project be made available for public comment prior to any Council
decision to proceed with planning scheme amendments.

10. Delegation

10.1. This matter is delegated to the Council.

As signatory to this report, | certify that, pursuant to Section 55(1) of the Local
Government Act 1993, | hold no interest, as referred to in Section 49 of the Local
Government Act 1993, in matters contained in this report.

Iin

I,?III' | {Mﬁ‘/

j' “/,! ' 7

James Mcllhenny Neil Noye

MANAGER PLANNING POLICY AND DIRECTOR CITY GROWTH
HERITAGE

Date: 20 February 2019

File Reference: F19/17273; 17/167

Attachment A: Central Hobart Height Impact Assessment Project Brief [
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SCHEDULE 2 - SPECIFICATION
PROJECT BRIEF — CENTRAL HOBART BUILDING HEIGHT STANDARDS IMPACT
ASSESSMENT

STATEMENT OF REQUIREMENTS

1.

DESCRIPTION

Hobart City Council is seeking to engage a suitably qualified and experienced
Contractor to undertake an assessment of the potential environmental, social and
economic impacts of applying various building height standards in central Hobart.

PROJECT TIMEFRAME

The Contractor is required to commence work in early April 2018 with completion of all
deliverables by 30 July 2019.

PROJECT BUDGET

The budget for the project is up to a maximum of $50,000.
BACKGROUND

The current development standards for buildings in the Central Business Zone in the
Hobart Interim Planning Scheme 2015 (HIPS2015) were formulated after a detailed
review and analysis of land use and development patterns in the central city area. The
development standards address building height, setbacks, design, passive surveillance,
outdoor storage, pedestrian links, heritage, streetscape and sense of scale, wind effects
and solar penetration.

In July 2017, the Council endorsed the recommendations of the Central Business Zone
Height Standards — Performance Criteria Review report (Woolley 2016) and initiated the
amendments to the HIPS2015 to implement the recommendations of that report in
relation to streetscape and townscape values. A modified version of those amendments
were approved by the Tasmanian Planning Commission on 3 August 2018.

At its meeting on 3 July 2017, the Council also resolved that:

A further report to Council be prepared addressing the additional analysis required in
relation to a number of issues including the preparation of design guidelines, modelling
of buildings in certain locations, development of spatial principles to inform appreciation
of the ‘urban amphitheatre’, designation of additional view protection planes, height
control planes and specification of maximum height limits.

Leigh Woolley - Architect and Urban Design Consultant was subsequently
commissioned to undertake the project. In September 2018, the Council endorsed the
release of the Building Height Standards Review (L Woolley, 30 June 2018) report and
the suggested planning scheme amendments to implement its recommendations, for
public comment for a 6 week period, prior to consideration of formally endorsing the
report and initiating any planning scheme amendments in response.

A total of 319 submissions were received at the end of the consultation period with 275
(86%) respondents indicating support for the concept of including absolute maximum
height limits in the planning schemes.

Central Hobart Height Standards Impact Assessment
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Council considered a report on the consultation outcomes and proposed planning
scheme amendments to implement the outcomes of the review at its meeting on 17
December 2018 and resolved as follows:

That a report be commissioned that considers the social, environmental, economic,
affordable housing, Airbnb and holiday accommodation impact assessment which
compares the impacts of the four proposed height restrictions as detailed in:

1. The current planning scheme regulations.

2. The original Leigh Woolley report.

3. The amendments recommended to the Leigh Woolley report as contained in the
officer report, marked as attachment B to item 8.2 of the City Planning Agenda of 10
December 2018.

4. The City Planning Committee recommendations of 10 December 2018 to Council.

This project brief is in response to that Council resolution.

5. OBJECTIVE

The objective of this project is to assess the potential environmental, social and
economic impacts of applying various building height standards in central Hobart.

6. STUDY AREA

The extent of the study area is within the Central Business, Commercial and Urban
Mixed Use Zones in the central area of Hobart in the Hobart Interim Planning Scheme
2015 and in the area covered by the Sullivans Cove Planning Scheme 1997 as shown in
red outline below:

ICentraI Hobart Height Standards Impact Assessment
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7. SCOPE
The project is to address the following questions:

(a) What are the comparative impacts of the 4 building height standard options, provided in
Annexure A, concerning the following?

» Social matters that affect people or communities such as; access to employment,
access to housing generally and affordable housing, heritage values, urban form and
residential amenity.

* Environmental matters arising from the form and density of development in central
Hobart in relation to the optimal built form from the perspective of energy, transport
and walkability.

« Economic matters in relation to:

~ changes in land values on sites likely to be impacted by height limits;

» how much of the central city would be impacted by height limits at 45m, 60m
and 75m taking into account existing constraints?;

» the economic viability of development considering potential economic yield;
# the cost of construction in relation to medium and high density;

» achievement of the Activity Centre Regional Policies in the Southern
Tasmania Regional Land Use Strategy;

» the benefits of maintaining the existing townscape and heritage character of
central Hobart.

» the benefits of enhancing townscape and public amenity through new
development;

» the likely use of higher buildings; hotels vs residential vs other;

» costs for surrounding property and neighbourhood amenity due to impacts
from traffic congestion, overshadowing, solar access, loss of residential
character and amenity and visual bulk; and

» areview of existing studies comparing the overall cost of housing, service
provision and transport costs on the city fringe as compared to cost of
housing, services and transport costs within or close to the CED.

« Visitor accommodation - implications for the future supply of visitor accommodation.

(b) Considering the above, what is the optimal built form in central Hobart that would meet
Hobart's future housing and development needs and meet the community aspirations
for the future of Hobart as articulated in: Hobart: A community vision for our island
capital?

(¢) Do underutilised sites in central Hobart have the potential to accommodate Hobart's
future housing and development needs within the current height standards?

Central Hobart Height Standards Impact Assessment
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