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Executive Summary
The Employment Lands Chapter of the Coffs Harbour Local Growth Management Strategy provides a strategic 
framework to facilitate and accommodate future employment growth within the Coffs Harbour Local Government 
Area (LGA). As the Coffs Harbour region grows over the next 20 years, Council’s aim is to support a thriving and 
sustainable local economy, comprising a network of sustainable places that facilitate community connectivity, 
productivity and knowledge advancement. This chapter determines priorities and actions to accommodate and 
create opportunities for industrial, retail and commercial activities to 2040.

For the purpose of this chapter, ‘employment lands’ relate to industrial or business zoned land within the 
Coffs Harbour LGA. ‘Employment Precincts’ are zoned areas that comprise a range of industrial uses, business 
development and urban services that support the local population and contribute to the broader economy. They 
include land zoned IN1 General Industrial, IN2 Light Industrial, IN3 Heavy Industrial, IN4 Working Waterfront, B5 
Business Development and B6 Enterprise Corridor under the provisions of Coffs Harbour LEP 2013. ‘Business 
centres’ are zoned areas that provide for the day to day retail and service needs of the local population and 
contribute to the broader economy. They include land zoned B1 Neighbourhood Centre, B2 Local Centre, B3 
Commercial Core, B4 Mixed Use and SP3 Special Purpose – Tourist zone.

The objectives of this chapter are to revisit and update the established strategies and directions in the existing 
Industrial and Business Chapters of Council's existing Local Growth Management Strategy; to provide direction 
and actions to guide future land use decision making and facilitate renewal of employment land to attract 
business or industry investment; and to identify potential future locations for employment land development, 
beyond existing zoned land, subject to demand and supply analysis.

This chapter recommends that future decisions on the location of employment land should have regard for the 
pipeline of suitable land; reliability of the road, rail and active transport infrastructure; effective communication 
infrastructure; access to essential services; availability of skilled local workforce; and opportunities to 
agglomerate and grow to support the city and region.

Future employment in the LGA has been forecast having regard for global and regional trends and requirements, 
local employment needs and projected population. The Coffs Harbour LGA currently provides a total of around 
525 hectares of employment land, consisting of 411 hectares within 'employment precincts' and a further 114 
hectares within its business centres. The capacity and demand analysis determined that 73 hectares of the 
employment precinct land is undeveloped and that an additional land area of around 65 hectares of employment 
precinct land would be required to accommodate the projected demand.

Ot the existing 114 hectares of  zoned land within business centres of the LGA, around 4 hectares is undeveloped 
and around 33,000 square metres is vacant. Over the next 20 years, the demand for additional retail 
floorspace is around 52,500 square metres. Demand for additional business and office space would be around 
72,000 square metres. Taking into consideration existing vacant space and the current capacity under planning 
controls, most business centres have sufficient capacity to accommodate future demand. Potential new centres 
are identified within this chapter.

Delivering employment lands for a sustainable future will require some decisive actions by Council. Seven core 
directions have been identified to guide the supply, development and efficient use of employment lands across 
the Coffs Harbour LGA:

1. Support and reinforce Coffs Harbour City Centre as the geographic and economic heart of the LGA.

2. Protect and strengthen industrial areas, to provide a reliable economic and employment base for the region.

3. Encourage renewal of centres and employment precincts in line with place-based strategies.

4. Promote Coffs Harbour LGA as the major regional centre by strengthening connections with surrounding LGAs.

5. Invest in strategic transport linkages to enhance the utilisation of employment lands and attract further 
investment.

6. Align and protect a diversity of jobs and services to meet the needs of the growing population.

7. Leverage anchor institutes through strategic partnerships and agglomeration of complementary uses.

The Implementation Plan within this draft chapter outlines the range of strategies that have been developed 
to achieve these directions and to align with NSW government policy directions and actions. This Chapter was 
reported to Council on 8 October 2020. It has been updated in response to the resolution of that meeting 
(Resolution Number 2020/225); and was conditionally endorsed by NSW Department of Planning, Industry and 
Environment on 27 October 2020.
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This Report has been prepared by Coffs Harbour City Council in collaboration with HillPDA

Chapter 8 Coffs Harbour Local Growth Management Strategy 
October 2020 © Coffs Harbour City Council

Disclaimer
Whilst every reasonable effort has been made to ensure that this document is correct at the time of printing, Coffs Harbour City 
Council disclaim any and all liability to any person in respect of anything done or omitted to be done in reliance or upon the whole 
or any part of this document.

Copyright Notice
With the exception of coats of arms, emblems, other third party material or devices protected by a trademark, the content of this 
document is licensed under the Creative Commons Australia Attribution 3.0 Licence.
We request attribution as: © Coffs Harbour City Council. All other rights are reserved.  
Coffs Harbour City Council has undertaken reasonable enquiries to identify material owned by third parties and secure permission 
for its reproduction. A number of images have been supplied by Coast Studios and are reliant on their licencing arrangements. 
Permission may need to be obtained from third parties to re-use their material.
Cover images: © P. Bellingham; G2Architects.

ABBREVIATIONS USED IN THIS PLAN

CSP Community Strategic Plan
LGMS Local Growth Management Strategy
CHCC Coffs Harbour City Council
DPIE Department of Planning, Industry and Environment
LEP Local Environmental Plan
DCP Development Control Plan
LGA Local Government Area
LGMS Local Growth Management Strategy

Actions Endorsed by Department of 
Planning, Industry and Environment

Chapter 8 Employment Lands of the Coffs Harbour Local Growth Management Strategy 2020 was adopted by Coffs 
Harbour City Council on 8 October 2020. It has been updated in response to the resolution of that meeting (Resolution 
Number 2020/225). 

In conditionally approving Chapter 8 Employment Lands, the NSW Department of Planning, Industry and Environment 
advised that this is subject to:
• The North Boambee Valley West Investigation Area – Employment Land is not approved due to the range and 

significance of the environmental constraints found in this area; and

• The potential South Bonville employment investigation area post 2040 is not approved as it is inconsistent with the 
North Coast Regional Plan 2036 urban growth boundaries and is beyond the scope of Council’s 20 year strategy (as 
advised previously in relation to Chapter 4).
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The overarching community vision for the 
future development of Coffs Harbour is 

as articulated in the MyCoffs Community 
Strategic Plan: 

Connected, Sustainable and Thriving 
Employment Lands

8.1 Introduction
Council adopted the Coffs 
Harbour Industrial Land 
Strategy (2009), Business 
Land Strategy (2010), and 
reviewed its Business Centre 
hierarchy (2011) as part of its 
Local Growth Management 
Strategy (LGMS).

The former strategies included 
recommendations to strengthen the 
existing Business Centres Hierarchy, 
release additional industrial land and 
planning control amendments for the 
Coffs Harbour Local Environmental Plan 
2011 and the Coffs Harbour Development 
Plan. The 2009 strategy is to be replaced 
by this revised Employment Land Chapter 
of the LGMS. 

HillPDA was commissioned to undertake 
a review of commercial and employment 
lands within the Coffs Harbour Local 
Government Area (LGA). This review 
includes an analysis of recent market 
trends and drivers, identifying current 
supply and capacity, and projecting 
future floorspace/land requirements to 
accommodate additional growth required 
to meet employment/population targets. 

8.1.1 Vision

By 2040, Coffs Harbour 
employment lands will 
support a thriving and 
sustainable local economy. 

Coffs Harbour LGA will comprise a 
network of sustainable places that 
facilitate community connectivity, 
productivity and knowledge advancement. 
Coffs Harbour City Centre will be the 
pinnacle regional city; the place to go for 
business, shopping, entertainment and 
administrative services. 

The employment precincts will facilitate 
opportunities for businesses to cluster, 
agglomerate and grow to support both 
the LGA and broader region. They will 
provide diverse and flexible spaces to 
create, make and collaborate. Thriving 
local centres will provide a diverse range 
of goods and services to meet the needs 
of the community and provide a high 
level of amenity to encourage social 
interaction. Coffs Harbour will be a great 
place to live, work and visit. 

8.1.2 Objectives

This chapter of the LGMS 
aims to provide a strategic 
approach to ensure a range 
of future developable 
employment land is available 
in the Coffs Harbour LGA 
that promotes employment 
and economic growth, 
protects strategically 
important employment land 
and aligns with state and 
local strategies. 

The objectives of this chapter are to:
• Revisit and update the established 

strategies and directions in the existing 
Industrial and Business Chapters of the 
LGMS

• Provide direction and actions to guide 
future land use decision making and 
facilitate renewal of employment 
land to attract business or industry 
investment

• Identify potential future locations for 
employment land development, beyond 
existing zoned land.

8.1.3 Employment 
land uses defined

The Local Environmental 
Plan establishes the 
planning framework 
and land use zones for 
development in the Coffs 
Harbour LGA. 

It is acknowledged that the Department 
of Planning, Industry and Environment 
Housing and Land Supply Monitor 2018 
refers to 'Employment Land' as land which 
applies to land zoned B5, B6, B7, IN1, IN2, 
IN3 or IN4. However, for the purposes of 
this study, employment land relates to 
land that falls within ‘business centres’ 
and ‘employment precincts’ as identified 
in Figure 8.1. The land use zones that 
fall within these categories are outlined 
below. 

Business centres:
• B1 Neighbourhood Centre

• B2 Local Centre

• B3 Commercial Core

• B4 Mixed Use

Employment precincts
• B5 Business Development

• B6 Enterprise Corridor

• B7 Business Park (currently not 
adopted)

• IN1 General Industrial

• IN2 Light Industrial (currently not 
adopted)

• IN3 Heavy Industrial

• IN4 Working Waterfront

In addition to the above business and 
industrial zones, it is acknowledged that 
employment generating uses are
enabled in a number of other, more 
specialised zones including residential 
zones, rural zones, special purpose
zones and working waterfronts and 
waterways.

The purpose of this revised and updated 
employment lands chapter of the Coffs 
Harbour LGMS is to ensure that Council 
can facilitate the delivery and renewal 
of employment and to attract business 
and industry investment. Once the 
revised employment lands chapter of 
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Figure 8.1: Existing employment land in Coffs Harbour LGA

the Coffs Harbour LGMS is adopted by 
Council, it will be sent to NSW DPIE for 
endorsement.

It is important to note that any land 
identified within this Chapter as an 
investigation area for employment land 

will still need to be rezoned to a business 
or industrial zoning under Coffs Harbour 
LEP 2013 to enable it to be used for an 
employment purpose. As part of the LEP 
amendment process, detailed assessment 
of site specific development contstraints 
is required to be undertaken to confirm 

the overall suitability of the land for such 
development, as well as consistency with 
relevant State Environmental Planning 
Policies and planning directions. 
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8.2 Consultation
Consultation with 
businesses and stakeholders 
was undertaken to inform 
the development of this 
chapter including a business 
survey, targeted stakeholder 
engagement and an internal 
stakeholder workshop. 

Targeted stakeholder 
engagement

Structured phone call interviews were 
undertaken with key stakeholders 
identified by Council. These included 
real estate agents, industry and State 
Government representatives. 

Key issues that emerged included:
• High rental costs particularly for shops

• Poor pedestrian amenity in the Coffs 
Harbour City Centre

• Lack of a cohesive concept for the 
airport and surrounding lands

• Shortage of appropriately sized 
industrial zoned land

Internal stakeholder 
workshop
The workshop with Council’s internal 
stakeholder included a brainstorming 
session to understand main issues and 
opportunities in the Coffs Harbour LGA. 

Key findings included:
• Concern that office uses in the 

South Coffs enterprise area could 
compromise the city centre

• The airport surrounds provide an 
opportunity to support agribusiness

• Opportunity for crown land to be 
repurposed for economic development 

• The marina would benefit from lifestyle, 
tourism and public realm improvements

• Concern that increased building 
heights would conflict with iconic views

• Orlando Street industrial area has 
neighbouring residential uses and 
environmental zones, which present a 
conflict. 

• The city centre has poor pedestrian 
amenity and high rents; there is the 
opportunity for increased building 
heights, laneway activation, active and 
public transport connections, rooftop 
bars and night time economy.

Business survey
The online survey was voluntary for 
businesses in the Coffs Harbour LGA 
to participate in. A diverse range of 
businesses responded, including 
restaurants, consultancy firms, landscape 
suppliers, clothes stores and banana 
farms. 

Findings from the survey included:
• Many businesses indicate that 

affordability and environmental quality 
are the best attributes of their current 
location. 

• Many businesses chose to establish in 
the area because of the high quality of 
life offered in Coffs Harbour

• Poor pedestrian amenity, poor NBN 
access, high rent, lack of parking, poor 
active and public transport access are 
mentioned as the worst attributes of 
businesses’ current locations. 

• Most businesses support a Council 
business support service to assist in 
navigating the planning, registration 
and licencing system. 

• Better signage and an easier 
application system for signage 
is mentioned as a constraint to 
businesses.

• Proximity to residential land uses 
is seen as a constraint to industrial 
businesses. 

Placescore 

In 2019 the Coffs Harbour LGA 2019 
Placesore consulted with the community 
via online and face to face surveys. 
Placescore is a ‘place measurement tool' 
that measures community’s key values.  A 
total of 2,075 responses were collected 
during the research. Residents from 
over 23 Coffs Harbour suburbs provided 
their feedback, with the most responses 
received from residents of the suburb of 
Coffs Harbour. 

Placescore results identified that the 
second most important community 
strength for the LGA were locally owned 
and operated businesses. However, the 
quality and condition of public spaces, 
and access and safety or walking, cycling 
and or public transport were identified as 
significant improvement priorities. 

The findings of the consultation process 
have been detailed more extensively in the 
background report.
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8.3 Strategic 
and Statutory 
Context
Council adopted the Coffs 
Harbour Industrial Land 
Strategy (2009), Business 
Land Strategy (2010), and 
reviewed its Business Centre 
hierarchy (2011) as part of its 
Local Growth Management 
Strategy (LGMS). 

The former strategies included 
recommendations to strengthen the 
existing Business Centres Hierarchy, 
release additional industrial land and 
planning control amendments for the 
Coffs Harbour Local Environmental Plan 
2011 and the Coffs Harbour Development 
Plan. 

The 2009 strategy is replaced by this 
chapter of the LGMS, once it is adopted 
by Council and endorsed by NSW 
Department of Planning, Industry and 
Environment (DPIE). This chapter will 
apply to the whole of the Coffs Harbour 
LGA.

There are a number of national, state 
and local level policies and strategies 
that required consideration in the 
development of this chapter. These are 
outlined within Section 2 - Policy Context 
of the Coffs Harbour Employment Lands 
Background Report.

8.3.1 The North Coast 
Regional Plan 2036
The North Coast Regional 
Plan 2036 (Regional Plan) 
establishes a blueprint for 
the region, with the intent 
to guide land use planning 
priorities and decisions to 
2036. 

The Regional Plan outlines a vision for the 
North Coast to be:

The best region in 
Australia to live, work 
and play thanks to its 
spectacular environment 
and vibrant communities. 

To achieve the vision, the Regional Plan 
identifies four regionally focused goals 
being:
• The most stunning environment in NSW

• A thriving, interconnected economy

• Vibrant and engaged communities

• Great housing choice and lifestyle 
options. 

The directions and actions in the Regional 
Plan that are relevant to employment land 
in Coffs Harbour LGA are central to this 
chapter. The Regional Plan encourages 
greater connectivity and collaboration 
across the North Coast region with the 
Pacific Highway upgrade increasing 
opportunities for local government areas 
to work together. 

The Regional Plan identifies that Coffs 
Harbour has a growing and diverse 
economy based on services and industry 
anchors such as Coffs Harbour Airport 
and the Health and Education campuses. 
Coffs Harbour is identified as a regional 
city within the Regional Plan with an intent 
to promote employment growth, deliver 
new job opportunities and unlock capacity 
through greater infrastructure investment. 

The delivery of the National Broadband 
Network has facilitated a growing digital 
innovation sector and collaborative 
partnerships with adjoining LGAs. 
These LGAs have growing creative, 
manufacturing and transport industries 
that will facilitate new employment 
opportunities in Coffs Harbour and the 
wider Mid North Coast. 

The Plan also indicates that Coffs Harbour 
supports a highly productive agricultural 
hinterland, including the nationally 
significant blueberry industry. Recreation 
and tourism are important contributors to 
the local economy (Figure 8.2). 

The plan establishes regional priorities 
that are relevant to Coffs Harbour 
employment land. These include:
• Manage and support growth in Coffs 

Harbour

• Increase and strengthen social, 
economic and strategic links with 
communities in surrounding LGAs

• Deliver housing and job opportunities 
in Coffs Harbour, Woolgoolga, Sawtell 
and Bonville

• Maximise opportunities associated with 
the increased connectivity provided 
by the upgraded Pacific Highway and 
digital technology.

This Employment Lands Chapter aims 
to facilitate and act on the priorities set 
by the Regional Plan and in particular, 
Direction 6.

Figure 8.2: Centres of Employment
Source: North Coast Regional Plan 2036
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Direction 6: Develop successful centres 
of employment
Coffs Harbour LGA contains a number 
of sizeable anchors including a major 
hospital, a domestic airport, a regional 
stadium and a university campus that 
support its status as a regional city. These 
anchors can be leveraged to support the 
growth and development of the LGA and 
the broader region. 

In addition to the regional city, the 
Coffs Harbour LGA contains a network 
of coastal and hinterland villages and 
established and growing enterprise 
corridors and industrial precincts. 
Intensifying economic activity in these 
employment clusters and encouraging 
local industries to harness unique local 
qualities and competitive advantage to 
attract further investment will assist in 
diversifying employment and attracting 
high-skilled job opportunities.

Actions 
• 6.1 Facilitate economic activity around 

industry anchors such as health, 
education and airport facilities by 
considering new infrastructure needs 
and introducing planning controls that 
encourage clusters of related activity. 

• 6.2 Promote knowledge industries by 
applying flexible planning controls, 
providing business park development 
opportunities and identifying 
opportunities for start-up industries.

• 6.3 Reinforce centres as primary mixed-
use locations for commerce, housing, 
tourism, social activity and regional 
services.

• 6.4 Focus retail and commercial 
activities in existing centres and 
develop place-making focused 
planning strategies for centres.

• 6.5 Promote and enable an appropriate 
mix of land uses and prevent the 
encroachment of sensitive uses 
on employment land through local 
planning controls.

• 6.6 Ensure employment land delivery 
is maintained through an annual North 
Coast Housing and Land Monitor.

8.3.2 My Coffs - 
Community Strategic 
Plan 
The My Coffs - Community 
Strategic Plan was prepared 
by Council to identify 
objectives and goals to 
deliver on the community 
priorities. It is structured 
under four themes being 
community wellbeing; 
community prosperity; a 
place for community; and 
sustainable community 
leadership. 

It contains broad goals and a number of 
desired outcomes that are relevant to 
the study. These goals have underpinned 
the development of employment lands 
strategy.

8.3.3 Locational 
context and 
infrastructure 
investment
Located in the mid north 
coast of New South Wales, 
Coffs Harbour LGA is 
strategically positioned 
midway between the major 
metropolitan centres of 
Sydney and Brisbane. 
Located on the coastline 
of NSW, Clarence Valley 
Council area borders to 
the north and west and 
Bellingen Shire to the south. 

The Coffs Harbour Pacific Highway 
Bypass will transfer a large volume of light 
and heavy vehicle traffic from travelling 
through the City Centre onto an alternate 
route that travels west of the Coffs 
Harbour urban areas. 

A private consortium, in consultation with 
government agencies, are investigating 
opportunities for a high-speed railway 
corridor. While long term, if implemented, 
this rail corridor would improve inter-
region connectivity and would expand 
both employment and business trade 
catchments. 

Strategic regional freight corridors are as 
identified on Figure 8.3. Coffs Harbour 
has a number of key assets and anchor 
institutes that can be leveraged (Figure 
8.3). These include: 
• Coffs Harbour Health Campus 

• Baringa Private Hospital

• Coffs Harbour Airport

• Southern Cross University, Coffs 
Harbour Campus

• Coffs Harbour International Marina

• North Coast Institute of TAFE and 
Technology Centre.

Strategic local and regional freight 
corridors are also identified on maps in 
Section 8.8 of this Chapter, in respect 
of how they relate to employment lands 
within the Coffs Harbour LGA.

Council is currently preparing a Place and 
Movement Strategy for the Coffs Harbour 
LGA in conjunction with Transport for 
NSW. This strategy will set goals for a 
viable transport system in the future. 

Key opportunities for transport and
infrastructure include:
• making active and public transport 

services more viable by adopting a 
more compact urban settlement form;

• improving public transport in Coffs 
Harbour with different bus service 
models and adoption of new 
technologies such as on-demand 
transport;

• funding active transport network to 
make walking and cycling easier and 
planning for new technologies such as 
e-bikes and e-scooters;

• implementing a movement and place 
framework to improve centres and 
residential streets while providing 
efficient movement of people and 
goods; and

• planning for potential residential 
development linking to the proposed 
long term high speed rail corridor at 
Bonville (post 2040).
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Figure 8.3: Strategic connections and regional road and freight corridors
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GEOGRAPHIC AND 
ECONOMIC HEART

Coffs Harbour City Centre is the principal economic heart supported by a network of local 
centres and hinterland and coastal villages. 

The City Centre is the primary location to accommodate future growth. As the principal 
centre it should offer administrative services, commercial office space, entertainment and 
main street retailing. Tourism uses such as hotels should also be in the centre. 

The presence of out-of-centre retailing and big box retailing is currently competing for 
trade, undermining the vitality of the city centre. Major civic purpose, employment and 
trade generating uses such as the hospitals, the courthouse and education institutes 
are not located in or near the City Centre. The City Centre should be reinstated as the 
principal centre with cultural, civic, entertainment and major employment generating uses 
focussed in the City Centre. 

Local centres and coastal and hinterland villages should provide a network of places that 
are designed to meet the day to day needs of the resident, worker and visitor population. 
They should be places that encourage social interaction and boast local character and 
identity. They should remain of a size and scale that complements, rather than competes 
with, the city centre. 

So what? 
• Reinforce the current business centres hierarchy 

• Prevent further commercial floorspace outside the Coffs Harbour City Centre from 
being approved without due consideration of the economic impacts on the city centre

• Implement a local centre placemaking approach to revitalise centres and guide future 
growth

• Utilise placemaking process to investigate implementing the RU5 Rural Village zone.  

ENCOURAGING 
RENEWAL

Centres and employment precincts are renewed in line with place-based strategies. 
Redevelopment and renewal of employment lands can be impeded by fragmented 
site ownership and lot configuration. In other instances, the built form controls may 
be excessive beyond current market demand, incentivising land owners to delay 
development until the market matures to the level where the planning controls can be 
achieved.  

So what? 
• Consider undertaking a feasibility assessment to determine the tipping point regarding 

what is feasible 

• Consult with land owners and developers to determine the market interest

• Review cumulative costs of fees and charges to identify opportunities to incentivise 
renewal

• Investigate bonus opportunities – monetary or floorspace.

REGIONAL CENTRE 
STATUS

Coffs Harbour LGA is the major regional centre of the Mid North Coast with surrounding 
local government areas somewhat dependent on the services provided in Coffs Harbour. 
While there is opportunity to strengthen connections with surrounding LGAs, where 
possible, future industrial, retail and commercial growth should be captured in Coffs 
Harbour LGA to support the growth of a diversified and sustainable economy. 

So what? 
• Opportunities for urban infill should be explored to maintain industrial, commercial and 

retail uses within the LGA, as well as exploring opportunities for linkages to industrial 
land in neighbouring LGAs. 

• Opportunities to investigate land near Coffs Harbour Bypass based on environmental 
constraints and financial viability; and in consultation with Transport for NSW.

• Opportunities for collaboration with neighbouring Councils to deliver employment 
landstocks in appropriate locations to meet the needs of the sub-region.

8.4 Growth 
Influencers
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STRATEGIC TRANSPORT 
LINKAGES

Investment in strategic transport linkages will influence employment and housing growth 
patterns, enhancing utilisation of employment lands and attracting further investment.
Coffs Harbour Bypass - would create opportunities to revitalise the City Centre. Improved 
mobility and speeds through Coffs Harbour would also enhance connectivity for industrial 
and transport related uses potentially attracting new businesses to the area. Industrial, 
transport and logistics uses benefit from strong transport connections
Existing rail infrastructure - unlocking the rail line for enhanced utilisation for transport 
purposes, whether through traditional heavy rail use or for light rail or active transport 
purposes should be explored. Improved connectivity between precincts encourages 
collaboration and improves employee and customer access
Improving public and active transport connectivity – particularly between city centre and Park 
Beach, The Jetty, and the major anchors including the airport, education campus, stadium 
and health campus. 

So what?
• In partnership with the State Government, explore new employment precinct opportunities 

along the bypass alignment subject to land use constraints and financial feasibility testing

• Implement urban design initiatives to improve active transport connectivity in the City 
Centre and along the spine to the Jetty, including lighting, footpaths and bike lanes

• Implement people and movement connectivity between the South Coffs Enterprise Area, 
Coffs Harbour City Centre, Park Beach and the Jetty precincts.

• Investigate alternate uses or increased utilisation of the rail corridor for active transport 
connections

• Explore opportunities to enhance connectivity in the City Centre through urban design and 
public realm improvements once the bypass is established.   

HOUSING A GROWING 
POPULATION

Coffs Harbour will be a sustainable and connected city that aligns future population and 
housing growth with jobs and services that meet the needs of the growing population. The 
Compact City model identifies that growth will be contained within existing defined urban 
areas through infill development. The City Centre and adjoining areas have been identified 
as primary infill growth areas. Moonee Beach, Sawtell Village, Woolgoolga, North Boambee 
Valley West and Bonville are also anticipated to accommodate a larger proportion of future 
growth. The additional residential dwelling projections have an influence on the need for 
further retail and industrial floorspace.

So what? 
• Investigate opportunities to align local convenience retailing in line with residential growth 

in existing centres, or if required, in new centres at Bonville, Corindi Beach and Korora Bay

• Explore zoning to ensure industrial areas are adequately separated from residential areas 
to avoid reverse amenity impacts. 

LEVERAGE ANCHORS The airport, university, stadium and hospital anchors will play an active role in creating jobs, 
upskilling workers and attracting students and visitors. There is capacity to substantially 
improve economic benefits to the LGA through strategic partnerships with these anchors 
and by agglomerating complimentary uses.  The anchors are clustered in the South Coffs 
Enterprise Area, however there is currently limited connectivity between them. In the future, 
these uses will need to expand to accommodate future demand. It will be important to protect 
land to enable future growth. There is significant capacity to increase the utilisation of land 
surrounding the airport. Appropriate uses would include specialised retail, aviation support 
services and general industry.

So what?
• Facilitate stronger active and public transport connections between the anchors

• Investigate rezoning land at the airport to accommodate a broader diversity of uses while 
not undermining the primary function of the city centre

• Provide education courses that create pathways into local industries

• Protect land to accommodate future growth of the anchors

• Establish a strategic partnership alliance with the anchor institutes that collaborate on 
future land use planning and decision making in the precinct. 
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8.5 Industry 
Trends
The Coffs Harbour 
population is forecast to 
grow to 97,440 people by 
2040, which will increase 
demand for services and 
jobs in the LGA. Centres 
and employment precincts 
will grow and change to 
accommodate this growth 
and respond to trends 
across employment sectors.

Sector Trend

INDUSTRIAL Sector restructuring
• Industrial floorspace used primarily for business related storage is in decline

• Space built for the transferral of goods is increasing. This ‘high throughput distribution’ 
space is essentially designed to facilitate the rapid movement of goods through the 
supply chain

• Traditional manufacturing is changing and becoming more efficient in its processes as 
a result of the use of new technologies and equipment. This is resulting in a reduction 
in employment densities associated with industrial uses. The floorspace requirements 
remain relatively consistent. 

So what? 
• While job numbers may be in decline across sectors such as manufacturing and wholesale 

trade, this does not necessarily translate to a reduction in floorspace requirements for 
businesses.

Locational attributes
• Businesses with low inventory turnover are gravitating to inexpensive land and low cost 

buildings

• Businesses that have high inventory turnover and high value products, are more prepared 
to pay a premium for excellent access to a large customer base and proximity to roads, 
ports and airports

• An increasing number of businesses are looking to consolidate and agglomerate supply 
chains to reduce transport costs and increase economic efficiencies.  

So what? 
• Coffs Harbour’s strategic location halfway between the major capital cities of Brisbane and 

Sydney has it uniquely positioned to service the wholesale trade, transport and logistics 
industries

• Coffs Harbour has a strong agriculture sector and emerging agri-business market. 
Strengthening and leveraging the supply, processing, product manufacturing and 
distribution chain is an opportunity sector.

Table 8.1: Sector trends
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Sector Trend

Urban services
Employment precincts are essential for providing space for urban services that support the 
local community such as automotive repair and servicing, construction material suppliers, 
and personal storage. These services will continue to be in demand as the population grows. 
The viability of urban service businesses is dependent on maintaining affordable rents and 
appropriate supply of land close to population centres. 
So what?
• Maintaining industrial (or light industrial) land in close proximity to residential population 

centres assists in protecting population servicing businesses. 

Land value
• Compared to the wider Mid North Coast NSW region, industrial land values in Coffs 

Harbour have generally remained higher and grown at a faster proportion over a five 
year period. This likely highlights the growing preference and attractiveness of the Coffs 
Harbour to industrial occupiers

• The land value for IN1 - General Industrial increased by 43% from 2014 to an average of 
$190/sqm in 2018 (NSW Valuer General, 2018).

So what?
• High industrial land values and encroachment from higher-value land uses can make 

it difficult for traditional industrial uses to remain viable and operating in a location. 
Maintaining the right balance of land supply will ensure that there is enough supply for 
current and future occupiers, while also helping to place downward pressure on land 
values contributing to development feasibility and activity.

COMMERCIAL OFFICE Changing nature of workspaces
• Growing demand for co-working spaces of less than 200sqm, with evidence suggesting 

faster take-up by co-working tenants compared to traditional tenancy arrangements

• Advancements in technology and communication connectivity has enabled more people 
to work from home or other suitable shared spaces

• New opportunities for people to work remotely, with an uptake of people moving to 
regions for the lifestyle appeal. Regions that have airports with domestic connections to 
major cities are a more popular option. 

So what?
• Coffs Harbour LGA will continue to see an emergence of small businesses and remote 

workers that are locating to the LGA for its lifestyle offering.

Large tenancies
• Government agencies are the main large tenants demanding substantial floorplates. A 

number of these tenancies operate in spaces outside the Coffs Harbour City Centre

• These tenants will generate supporting small business growth that associates and 
benefits from agglomeration

• Demand for large floorplate offices is unlikely to increase. Any appetite for large floor 
place offices should be directed to the City Centre.

So what? 
• Any new commercial office developments should be constructed in a manner that 

maximises flexibility and enables smaller spaces to be retrofitted

• Government agencies and large tenants should be prioritised for locations in the Coffs 
Harbour city heart.  
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Sector Trend

RETAIL Changing nature of retail 
• Online retailing has enabled more regional businesses to access wider trade markets and 

enhanced the demand for ‘local’ brand products

• Online retail is driving the emergence of ‘dark’ and “last mile” stores for online sales. Dark 
and last mile stores are warehouses or distribution centres that cater to online shopping. 
They do not require sales areas and are designed for easy product picking

• 'Bricks and mortar’ retailing is required to respond to demand for greater convenience 
and enhanced experience

• Customers are seeking an experience that can enhance and excite a customer’s sense 
of touch, smell, sight and taste. Venues that create this “point of difference” or unique 
experiences can evoke an emotional response and attachment from customers

• Increasing demand for smaller grocery and convenience stores in coastal villages and 
local centres as the population grows.

So what?
• Encourage and promote local brands can enhance the attractiveness and appeal of Coffs 

Harbour as a location to do business

• Coffs Harbour is well positioned to supply dark store facilities for distribution across the 
east coast. 

Retail placemaking
• Retail market is trading strongly in the small coastal villages, such as Sawtell and 

Woolgoolga, with generally low vacancy rates

• Shopping centre retailing has drawn trade away from Coffs Harbour City Centre with 
service industries such as banks migrating to the shopping centre. The perception of more 
convenient parking and the greater diversity of retail and entertainment opportunities is 
what attracts visitors

• High vacancy in the Coffs Harbour City Centre with some building stock rundown and 
arcades having a high vacancy. There is some new development and evidence of urban 
design upgrades

• There is renewed interest in reviving the cottage industry and unique boutique offerings 
as an outcome of the Covid-19 pandemic.

So what?
• Increase the worker, resident and visitor density in the Coffs City Centre would go some 

way to supporting the vitality of the retail economy

• Support and encourage entertainment uses, accommodation, cafes, small bars, pop-up 
stores, art galleries and boutique retailing can encourage people back to local centres 
over going to the shopping centres

• Investigate how Council can support and facilitate the cottage industry revival and unique 
boutique offerings.

Food and beverage retailing
• The café culture and eating experience has become increasingly important as a result of 

changes in consumer behaviour including less cooking at home, increasing consumption 
of meals out and a desire for entertainment and socialisation whilst eating

• The coastal villages of Woolgoolga, The Jetty and Sawtell have seen strong support for 
the cafe and restaurant culture

• While there are cafés and restaurants in Coffs Harbour City Centre, the night-time 
economy is lacking, with many places not opening after hours.

So what?
• Demand for outdoor dining will likely continue in coastal locations. Opportunities exist to 

replicate the successes of coastal villages in the hinterland areas

• Improve the night-time economy and facilitating outdoor dining, bars, pubs and 
restaurants may aid in revitalising the centre. 
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Sector Trend

Out of centre retailing
• The development of specialised (i.e. bulky goods) and out-of-centre retailing, especially 

those with supermarkets, has the potential to affect the continued economic viability of 
the established centres across they LGA

• Specialised retail premises and personal services industries (gyms, barbers etc.) are 
encroaching on industrial areas.

So what?
• Prevent specialised and out-of-centre retailing, including supermarkets and instead 

encourage development integrated within the centres

• Only enable specialised retailing in fringe areas and along transport corridors as per 
current planning controls. Where possible limit these types of uses in industrial areas. 
Consider option for inclusion of specialised retailing at airport, only if it can demonstrate 
that it cannot be incorporated in the existing B5 locations and would not affect viability of 
the City Centre.

EMERGING AND GROWTH 
SECTORS

Agri-business supply chain
• One of the Coffs Harbour LGA's major strengths is its strong agriculture sector and 

emerging agri-business market

• There is growing consumer demand and trends for more convenient, healthier, fresher 
and less processed foods with minimal storage times

• The Coffs Harbour Food Collective is an initiative facilitating the collaboration of the 
region’s food providers, food producers, artisans, processors and restaurants

• The trend for local food production and traditional and artisan processes will continue, 
with growing demand for appropriately located food and beverage processing and 
packaging space.

So what?
• Strengthen and leverage the supply, processing, product manufacturing and distribution 

chain presents an important opportunity for Coffs Harbour LGA

• Investigate ways to support the development of Coffs Harbour's own style of a regional 
innovation system, including supporting incubation programs for rural start-ups.

• Enhance the LGA’s transport logistics and export capability by improving the supply chain 
and broadening the distribution network would strengthen local economic productivity.

Tourism
• Tourism is recognised as an important driver of the Coffs Coast economy, with the Coffs 

Harbour Tourism Strategic Plan 2020 estimating that 1.8 million tourists visit the city 
annually, spending an average $490million1. Nature based tourism is seen as one of the 
core strengths that the Coffs Coast offers.

• Council owns Coffs Harbour Airport, which is an important anchor for tourism and is 
recognised as one of the busiest regional airports in NSW

• The C.ex Coffs International Stadium hosts between 120-140 event days annually, 
attracting 15,000-20,000 participants and similar spectator numbers per year2

• Strong resort and hinterland village tourism sector with the average stay of eight nights 
for international and three nights for domestic overnight visitors. Combined, visitors to the 
LGA spend $563 million, with domestic overnight visitors contributing over 73 percent of 
this total ($415 million)

• The development of cultural facilities, cultural tourism, creativity and cultural infrastructure 
planning is recognised by Council as being important to ensure a thriving and dynamic 
cultural sector.

So what? 
• Support destination marketing and infrastructure development that builds on the success 

of the existing and future service sectors. Council engagement with businesses is required 
to support further participation and growth. 

• Encourage greater promotion of sporting and other events, including targeting the 
conference market, can have flow on economic benefits to the local economy. 

• Leverage opportunities for nature based tourism to further market the Coffs Coast as a 
tourism destination.

1 Coffs Coast Tourism Strategic Plan 2020’, Coffs Harbour City Council, 2016
2‘International Stadium CoffsCoast Prospectus’, Coffs Harbour City Council
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Sector Trend

Creative sector
• Over the past five years, employment growth in the NSW creative industries has been 

2.9% per annum, compared to the general rate of 1.6% per annum³. Despite this trend at 
the national and state level, employment in creative industries in Coffs Harbour-Grafton 
declined by 28.3% between 2012 and 2017⁴.

• The number of creative industries professionals living in regional NSW has increased. 
For example, the Illawarra has doubled its number of creative industries employees and 
now has the second-largest number of creative industries employees of the NSW regional 
areas.

So what? 
• Encourage creative industries to cluster in centres to support the growth and identity of 

local centres. 

• Creative industries generally require affordable office or retail spaces and can be 
encouraged to a market by subsidised rent programs or ‘pop-up’ temporary installation 
arrangements. 

• Enabling or hosting creative markets and events can also celebrate the industries 
established in the area and attract others to the area. This can be hosted in the evening to 
also enhance activation of the City Centre. During the event, pop-up bars and food stalls 
and local artists can also create a lively atmosphere.   

• The creative sector highly values collaboration. ‘Networking infrastructure’ and 
partnerships with education institutes can be facilitated and supported by Councils.  

• Implement support programs hosted by a liaison to help businesses navigate the planning 
and/or permits system. 

• Consider a grant scheme that provides subsidies to emerging artists or businesses in the 
creative industry (see case study).

Rent subsidies are based on the understanding that creative industries thrive when they are clustered together, and that 
businesses are otherwise priced out of areas where they would contribute to the local ecosystem of creativity and innovation. 
Creative Spaces is a City of Melbourne program that partners with government, private organisations and educational 
institutions to provide a broad range of services around space for arts and cultural production. The program underwrites 
cultural production by brokering, letting, subletting and developing affordable space for the creative industries. Where space 
is available, Creative Spaces brokers it. Where space is in short supply, it creates it.
The Melbourne City Council uses Creative Spaces to list Council properties such as the Meat Market and the Queen Victoria 
Women’s Centre which provide discounted rents for small scale creative businesses and independents. This supports 
Melbourne’s identity as Australia’s cultural capital by incentivising creative industries to take up underutilised spaces. 

Creative Spaces, Melbourne
Case study: Rental subsidy for creative industries

3 BYP Group estimates based on: ABS Counts of Australian Businesses, including Entries and Exits, June 2012 to June 
2016; ABS Census 2011, ABS Labour Force, Detailed, Quarterly, May 2017; ABS International Trade: Supplementary 
information, Financial Year, 2015-16; ABS International Trade in Goods and Services, Australia, June 2017; and 
IBISWorld Reports cited at https://www.bypgroup.com/blog/2019/4/7/nsw-creative-industries-an-economic-snapshot
4 ABS Census 2011; ABS Labour Force, Detailed, Quarterly, May 2017; BYP estimates after BYP Group NSW Creative 
Industries an Economic Snapshot, p19.
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8.6 Supply and 
Demand Analysis
It is important that Coffs 
Harbour LGA supplies 
adequate employment 
land to accommodate 
future growth and retain 
a diversity of employment 
opportunities. 

Figure 8.4: Existing employment lands within Coffs Harbour LGA
Source: HillPDA, 2019

A supply and demand analysis has 
been undertaken to determine future 
employment land use requirements. 
Employment land refers to all land zoned 
for industrial or business purposes 
that falls within a business centre or 
employment precinct (see section 8.1).

8.6.1 Supply
The methodology for undertaking the 
floorspace audit is outlined in the Coffs 
Harbour Employment Lands Background 
Report 2019. The following information 
identifies the overall floorspace and 
employment land in the LGA and a 
summary of uses within the employment 
precincts and business centres.

This analysis is predicated on the 
current geographic restrictions 
on providing water and sewer 
services. Should solutions be 
found to supplying such services, 
Chapter 8 may be revised 
particularly in the provision of 
residential and industrial land.
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Figure 8.5: Employment precinct overview
Source: HillPDA, 2019

Note that this map only 
identifies the breakdown by 
industry of some of the priority 
employment precincts of 
the LGA; whereas the green 
statistics on this map are 
calculated taking into account 
all existing employment 
precincts of the LGA.
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Employment precincts are 
zoned areas that comprise 
a range of industrial uses, 
business development and 
urban services that support 
the local population and 
contribute to the broader 
economy. They include land 
zoned IN1 General Industrial, 
IN2 Light Industrial, IN3 
Heavy Industrial, IN4 
Working Waterfront, B5 
Business Development and 
B6 Enterprise Corridor.

Industry GFA (sqm)

Knowledge intensive Professional, Scientific and Technical 
Services

   107,550 

Administrative and Support Services         2,409 

Public Administration and Safety      11,146 

Industrial Manufacturing      67,120 

Electricity, Gas, Water and Waste Services      15,226 

Wholesale Trade      52,523 

Transport, Postal and Warehousing    135,932 

Population serving Construction      74,259 

Retail Trade    180,238 

Accommodation and Food Services      19,040 

Rental, Hiring and Real Estate Services      12,045 

Arts and Recreation Services      23,463 

Health and education Education and Training         5,958 

Health Care and Social Assistance         6,749 

Residential Residential      24,773 

Other services Other services      48,629 

Unknown Unknown         6,103 

Vacant Vacant space      68,122 

Total    861,285 

Table 8.2: Employment precinct overall floorspace summary
Source: HillPDA, 2019
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Figure 8.6: Business centres overview
Source: HillPDA, 2019

Note that this map only 
identifies the breakdown by 
industry of some of the priority 
business centres of the LGA; 
whereas the green statistics 
on this map are calculated 
taking into account all existing 
business centres of the LGA.
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Industry GFA (sqm)

Accommodation and 
Entertainment

Hotel and Accommodation  31,414 

Residential  81,750 

Community Recreation/Fitness  26,512 

Community  6,108 

Education  8,968 

Food retailing Cafes & Restaurants  15,939 

Supermarket/Grocery  40,900 

Take Away Food  6,940 

Specialty Food  6,727 

Non-food retailing Bulky Goods (specialised retail)  5,032 

Clothing  13,402 

Domestic Hardware/Houseware  4,179 

Specialty Non-Food  23,511 

Department Store  26,107 

Other Retail 21,020

Commercial services Commercial - Medical  26,507 

Commercial - General  72,259 

Commercial - Finance  18,048 

Commercial - Travel  2,052 

Commercial - Legal  3,366 

Commercial - Government  11,944 

Commercial - Real Estate  12,691 

Selected Personal 
Services

Personal Services 10,096

Other Automotive  8,008 

Other Type  141 

Unknown  1,958 

Vacant Vacant Space          33,281

TOTAL 518,861

Table 8.3: Business centre overall floorspace summary
Source: HillPDA, 2019

Business centres are zoned 
areas that provide for 
the day to day retail and 
service needs of the local 
population and contribute 
to the broader economy. 
They include land zoned B1 
Neighbourhood Centre, B2 
Local Centre, B3 Commercial 
Core, B4 Mixed Use and SP3 
Special Purpose – Tourist 
zone.
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8.6.2 Demand
In 2040, Coffs Harbour’s 
resident population is 
projected to increase by 
around 22,770 people, 
reaching a total of 97,440 
residents by 20405. 

This population projection has been used 
to determine future employment and 
floorspace requirements to 20405. It has 
been estimated that over the next 20 
years employment within Coffs Harbour 
is forecast to increase by around 12,300 
jobs or 35%, reaching a total of around 
47,180 jobs by 2040. The methodology for 
projecting the demand for employment 
lands is outlined in the background paper.

Employment precincts

Allowing for some level of vacant 
floorspace across the employment 
precinct, by 2040 Coffs harbour is likely to 
require around an additional 220,000sqm 
of employment floorspace (Table 8.4). 
This demand has been distributed across 
the employment precincts based on their 
current composition and market share. As 
such, assuming equilibrium is maintained 
over the forecast period and no new 
precincts are established, the change in 
floorspace demand for each employment 
precinct is outlined in the table on the 
upper right hand side of this page

Table 8.5 assesses the capacity of each 
employment precinct to accommodate 

Precinct Current floor 
space

Total demand Target 
Vacancy*

Additional 
floor space 
required

City South 392,325 478,986 19,159 105,821

Gateway 94,146 107,432 4,297 17,583

South Coffs Enterprise 96,698 108,379 4,335 16,017

Orlando Street 27,527 28,519 1,141 2,133

Park Beach Retail 2,226 3,901 156 1,831

The Jetty 10,421 16,335 653 6,567

Toormina 123,755 159,406 6,376 42,027

Woolgoolga 67,498 79,015 3,161 14,677

Remaining areas 21,916 33,162 1,326 12,573

Total 836,512 1,015,135 40,605 219,228

Table 8.4: Total floorspace demand by employment precinct

*Target vacancy at around 4% of occupied space
Source: HillPDA forecast

TOTAL LAND AREA DEMAND

Low utilisation (0.3:1 FSR)

73.1 ha

Moderate utilisation (0.5:1 FSR)

43.8 ha

High utilisation (0.7:1 FSR)

31.3 ha

Precinct Undeveloped 
land (ha) - A

Constrained 
land (ha) - B

Total developable
C = A-B

Sufficient/insufficient capacity (+/-) by FSR 
(ha)

0.7 0.5 0.3

City South 28.9 34.9 -6.0 -21.1 -27.2 -41.3

Gateway 0.2 0.0 0.2 -2.3 -3.3 -5.6

South Coffs Enterprise 1.3 0.0 1.3 -1.0 -1.9 -4.1

Orlando Street 0.0 0.0 0.0 -0.3 -0.4 -0.7

Park Beach Retail 3.9 0.0 3.9 3.6 3.5 3.3

The Jetty 0.0 4.3 -4.3 -5.2 -5.6 -6.5

Toormina 16.6 10.9 5.7 -0.3 -2.7 -8.3

Woolgoolga 9.1 0.0 9.1 7.0 6.1 4.2

Remaining areas 12.9 0.0 12.9 11.1 10.4 8.7

Total 72.8 50.1 22.7 -8.6 -21.1 -50.3

the projected demand. A positive number 
implies there is sufficient capacity while 
a negative number implies insufficient 
capacity exists. Although Coffs Harbour 
contains 73 hectares of undeveloped 
land, some of this land would be 
unavailable for development due to 
constraints (environmental or land is 

Table 8.5: Employment precinct capacity assessment

Source: HillPDA forecast

being uses as storage, carparking etc). 
In total, it was identified that of the 73 
hectares of undeveloped land around 50 
hectares or 69% was constrained and, as 
such, was not available for development. 
The amount of identified constrained land 
for each precinct is identified in the third 
column in Table 8.5.

5Coffs Harbour Council, 2019 – Extrapolated main growth scenario Department of Planning, Industry and Environment
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Under each developable FSR scenario 
there was insufficient capacity to 
accommodate the projected demand. 
As most industrial land is built at 
lower utilisation rate, a conservative 
approach is recommended. As such 
the 0.3:1 developable FSR scenario is 
recommended for adoption, which would 
require an additional 50ha of land to 
accommodate future employment precinct 
uses. In addition to this, an additional 
2.2ha of land would be required to 
accommodate around 11,000sqm of 
specialised retail premises. This would be 
directed towards the enterprise precinct, 
rather than in industrial zones. 

Any new release land would also require 
an additional 20% land allocation to 
accommodate roads, verges and other 
infrastructure. Therefore, a total land area 
of around 65 hectares of land would be 
required to accommodate the projected 
demand.

Council intends on undertaking a 
review of environmental zoned land 
within the Coffs Harbour LGA. Part of 
this investigation will involve a review 
of existing employment precinct zoned 
lands.

 

Business centres

The following section forecasts the retail 
floorspace demand in Coffs Harbour 
LGA’s business centres to 2040. The 
methodology used to forecast the 
demand for retail space is based on 
expenditure modelling using MarketInfo 
2017 data and the Department of 
Planning, Industry and Environment’s 
2016 population projections (mainline 
extrapolated). Demand for retail space 
is derived mainly from three sources 
being residents (household expenditure), 
workers and visitors or tourists. Further 
information and the detailed modelling 
process are provided in the background 
document. 

As can be seen in Table 8.6, Coffs 
Harbour had demand for around 
220,000sqm of retail space across the 
LGA in 2018 (160,000sqm excluding 
specialised retail premises). This 
is forecast to increase by around 
64,000sqm over the next 20 years, 
reaching a total demand of 285,000sqm 
by 2040 (212,500sqm excluding 
specialised retail premises). Some of this 
demand can be absorbed with existing 
vacancies and vacant land in established 
centres. Specialised retail premises 
demand in 2018 was about 60,267 sqm. 
This is expected to increase by about 
11,460sqm to 2040, which would equate 
to around 2.2 hectares of additional 

land. The specialised retail premises 
floorspace has been directed towards the 
employment precincts (specifically, B5 
Business Development and B6 zones as 
outlined in the section above).

Future office floorspace demand

Demand for commercial office space 
was undertaken by allocating forecast 
jobs by industry type to office space in 
the commercial centres. Around 3,600 
more workers are forecast to work in 
office space in the commercial centres 
(excluding the retail and hospitalities 
industries that occupy shop front spaces). 
Assuming 20sqm GFA per worker the 
additional 3,600 workers would require 
around 72,000sqm more office space by 
2040.

Recommended distribution of 
commercial floorspace by centre

Taking into consideration the future 
population and distribution of dwellings, 
Table 8.7 outlines areas where there 
is demand for additional floor space. 
In some instances, there is no existing 
floorspace, which would indicate a new 
centre could be explored in line with the 
place-based placemaking approach. If 
a new centre is not proposed, this floor 
space would need to be accommodated 
in other existing centres. 

Category 2018 2026 2031 2040 Change

Supermarkets & Grocery Stores 34,530 39,057 42,191 44,695 10,165

Specialty Food Stores 10,251 11,705 12,742 13,863 3,612

Fast-Food Stores 11,124 12,815 14,111 15,878 4,754

Restaurants, Hotels and Clubs 18,701 21,361 23,369 26,729 8,028

Department Stores 21,245 23,901 25,692 27,518 6,273

Clothing Stores 15,875 17,832 19,215 20,712 4,837

Other Personal & Household Goods Retailing 39,228 44,264 47,604 50,689 11,461

Selected Personal Services 9,472 10,672 11,504 12,792 3,320

Total retailing 160,426 181,607 196,428 212,876 52,450

Specialised Retail Premises (employment precincts) 60,267 66,563 70,378 71,916 11,649

Table 8.6: Coffs Harbour retail floorspace demand

Source: HillPDA 2019

160,500sqm 
retail demand 

2018

52,500sqm 
future 

required

212,500sqm 
demand 2040+ =

Future retail floorspace demand

Additional 
employment 
precinct land 
required – 65 
hectares
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.id Profile Area Existing 
occupied 

Space*

Existing vacant 
space*

Proposed 
increase in 

retail space

Proposed 
Increase in office 

floor Space

TOTAL

Toormina 28,205 0 0 0 28,205

Bonville - Bundagen - Boambee 0 0 5,000 0 5,000

Coffs Harbour central (City Centre) 165,354 30,876 10,000 65,000 271,230

Coffs Harbour North East (Park Beach) 44,688 630 0 0 45,318

Coffs Harbour South East (The Jetty/ 
South Coffs Enterprise)

26,335 90 0 4,000 30,425

Coffs Harbour West 1,000 0 5,000 1,000 7,000**

Korora - Sapphire Beach 0 0 6,000 1,000 7,000**

Moonee Beach 10,907 180 0 0 11,087

Woolgoolga 20,822 1,450 0 0 22,272

Northern Beaches 500 0 5,000 1,000 6,500***

Other 21,241 0 0 0 21,241

TOTAL 319,052 33,226 31,000 72,000 455,278

Table 8.7: Possible expansion of commercial floor space by centre

Source: HillPDA 2019 *Note – the figures in this table reflect only food and non-food retailing and commercial (office & specialty uses).
** Note:  To meet this projected need for increase in floorspace, it is recommended that pedestrian and cycle linkages are improved to link these residential area to existing local 
centres nearby, without detracting from these centres.
*** Note: A recent amendment to Council's local planning controls has provided a 6,100m2 commercial centre in Corindi, which has satisfied this demand.

Around 30,000 sqm to 35,000 sqm 
more space is required in the Coffs 
Harbour City Centre to provide 
additional higher order retail goods and 
services (department store, apparel and 
comparative goods merchandise) to 
meet additional demand from population 
growth in the LGA, surrounding LGAs and 
to accommodate growth in tourism. 

Existing vacancies in the City Centre 
could meet some of this demand but an 
additional 10,000sqm is recommended 
to support growth. The bulk of additional 
office space for the LGA would be 
required in the City Centre – 65,000sqm. 
The retail floorspace and capacity 
analysis takes into consideration a recent 
amendment to Coffs Harbour LEP 2013 
to increase the building heights and 
densities within the Coffs Harbour City 
Centre. The required increase in office 
and retail floorspace in the City Centre 
can be accommodated without the need 
to further amend Council's planning 
controls.

A further 4,000sqm of GFA is suggested 
at the Jetty to be integrated as part of 
infill mixed use development under the 
current controls. The existing proposal for 
sites in the Jetty precinct could contribute 
to some of this floorspace. 

Expansion of Toormina, Moonee Beach 
and Park Beach is not required because 
current level of floor space is more than 
adequate to meet future population 
growth.

At the time that this Chapter was being 
prepared, an amendment to Coffs 
Harbour  LEP 2013 was made to allow the 
development of a 6,100sqm commercial 
centre in Corindi. This satisfies most 
of  the identified retail demand in the 
Northern Beaches (as per Table 8.7).

A centre at Bonville should be provided 
in line with current strategic planning 
timeframes (post-2040). 

Any new centre should be proposed with 
consideration of the suitability principles 
(section 8.6) and be undertaken in line 
with the place-based approach. 

Community Hubs

It is recognised that a number of 
residential locations within the Coffs 
Harbour LGA need a community 
neighbourhood hub to provide a place to 
meet and exchange.

The top community priorities identified 
through the Placescore 2019 community
engagement process highlight the need 
for a place based approach to
coordinate well-designed 
neighbourhoods. Placescore results 
identified an important community 
strength for the LGA were locally owned 
and operated businesses, with access to
neighbourhood centres playing a positive 
role in social activity and community 
strengthening. However, the quality and 
condition of public spaces, access, safety, 
walking, cycling and public transport were 
identified as significant improvement 
priorities.

A hub most often sits 
within a ‘place’ and 
is the centre of an 
activity, a focal point, 
such as: a skate park, 
playground, market or 
public gathering space.
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Figure 8.7:  Korora / Sapphire Beach / Sandy Beach potential hub investigation areas
Source: Coffs Harbour City Council 2020

Coffs Harbour West includes the growing 
suburban areas north of Coramba Road 
and south of the railway line and is 
anticipated to house over 9,000 people. 
It is important to provide a community 
hub to service this future population. 
The appropriate location should be 
identified as part of a broader structure 
plan exercise for the growth area.  Some 
of the additional retail in Coffs Harbour 
West would be distributed in small 
neighbourhood shops within residential 
zones. 

A new community hub could be 
investigated for Korora Beach (with 
the existing B1 Neighbourhood Centre 
zone remaining at Korora). The Korora 
catchment is serviced by an existing B1 
Neighbourhood Centre zone on Korora 
Basin Road that has not been developed. 

To better service the Korora residential 
catchment, it is recommended that 
pedestrian and cycle linkages to the 
nearby B2 Local Centre at Park Beach 
Plaza and surrounds are improved.

The Sapphire Beach area is established 
with limited development opportunities 
on vacant sites. Whilst there is a well 
functioning community hub and cafe 
operating in the locality at present, there 
are possibly plans to redevelop this site, 
and the community hub may be lost. If this 
happens it is recommended that a new 
community hub is provided. Ideally strong 
access to the local distribution road and 
connectivity to the highway should be 
prioritised. Proximity to public schools or 
community facilities is also desirable to 
enhance passing trade.  

To better service the Sapphire residential 
catchment, it is recommended that 
pedestrian and cycle linkages to the 
nearby B2 Local Centre at Moonee Beach.

Sandy Beach currently has a well 
functioning hub, however it operates 
under existing use rights. Council should 
investigate the potential to formalise a 
community hub for Sandy Beach.

Figure 8.7 identifies potential areas of 
investigation for new community hubs in 
the Korora, Sapphire Beach and Sandy 
Beach localities. These investigations 
would identify any potential constraints to 
the location of the hubs.
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8.7 Suitability 
Principles
There are a number of 
principles that contribute 
to the suitability of land 
for employment uses that 
should be considered 
when evaluating land 
release areas and planning 
proposals.

Principle 1: The pipeline of suitable land
Having regard to:
• The quantum of land or space available 

for rent / purchase on the market at any 
given time

• Affordability of employment land from a 
sale or rent perspective

• Appropriateness of zoning and 
planning controls to facilitate the 
business requirements

• The scale of sites and their suitability 
for the needs of a given industry (i.e. 
sufficient building floor space and 
layout, car parking, loading area etc.)

• Proximity of sensitive receivers (i.e. 
residential)

• Constraints to development - flooding, 
strategic agricultural land and 
ecological sensitivity.

Principle 2: Reliable road, public and 
active transport infrastructure
Having regard to:
• Efficient access to major arterial and 

motorway infrastructure

• Sufficient road dimensions to facilitate 
heavy vehicle movement

• Appropriate loading zones and docks

• Adequate car parking for customers 
and employees

• Minimal road sharing between heavy 
vehicles and light vehicles

• Efficient public and active transport 
networks for employees and customers

• Protect transport corridors and 
employment lands from encroachment 
from sensitive landuses.

Principle 3: Effective communication 
infrastructure
Having regard to:
• The quality and efficiency of access to 

broadband, mobile phone services and 
main line connections.

 Principle 4: Access to essential services
Having regard to:
• Proximity to local services such as 

childcare, doctors, retail services to 
support workers 

• Appropriate infrastructure such as 
water and wastewater services, 
sewerage and electricity

• Cost effective solutions to service a site 
or greenfield release area

• Sustainable green energy and water 
alternatives to complement service 
delivery.

Principle 5: Availability of a skilled local 
workforce
Having regard to:
• Opportunities for further education and 

up-skilling including the availability and 
accessibility of suitable educational 
institutions, training courses and 
apprenticeship programs in the LGA

• Affordability and suitability of 
accommodation within reasonable 
proximity of employment

• Diversity of employment including part-
time, full time or casual work.

Principle 6: Opportunity for 
agglomeration
Having regard to:
• Economic efficiencies gained by co-

location

• Realignment of planning provisions to 
make it possible for similar types of 
businesses to locate in proximity to 
each other.

Additional factors that are applicable for 
business centres include:
Location
• Availability of appropriate sites that 

minimise the need for amalgamation

• Number and types of competing 
businesses within the area either to 
support clustering opportunity or to 
influence demand for product/service

• Strong residential catchment to support 
trade.

Accessibility
• Sufficient service-ways, loading docks 

and bays, turning circles and storage 
areas

• Convenient and unhindered access 
that does not conflict with  
operation or centre amenity.

Urban design
• Sense of human scale

• Equitable and universal access

• Comfortable pedestrian realm

• Permeability and walkability of centre

• Safety - pedestrian crossings and 
lighting

• Character, heritage and identity

• Active frontages.

Centre vitality
• Vacancy rates

• Diversity of uses and quality of mix

• Operating hours (day/night time activity 
levels).
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8.8 Priority Precinct Overview
The follow section overviews the priority precincts for 
intervention as defined by Coffs Harbour City Council. 

This section identifies priority precincts 
within the Coffs Harbour LGA that require 
specific analysis and intervention to 
ensure that development reaches its full 
potential within each precinct. 

A full list of all the employment precincts 
is provided on page 45 of this Chapter. 
Some precincts are not included in 
the following priority analysis, as they 
are already functioning sufficiently, 
and therefore do not require as much 
intervention by Council.

The NSW Department of 
Planning, Industry and 
Environment have not approved 
the North Boambee Valley West 
Investigation Area – Employment 
Land due to the range and 
significance of the environmental 
constraints found in this area. 
Details on page 2 of Chapter 8 
Employment Lands.
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City Centre

42 hectares
of existing zoned employment land

3.7 hectares
of undeveloped employment land

296,494 square 
metres
of existing gross floor area 

30,876 square 
metres
of vacant gross floor area 

Location and zoning

Current role
Coffs Harbour City Centre is a major regional centre to the North Coast region. It is 
the primary location for administration and business services in the LGA and the retail 
sector is strong and growing. Anchor tenants include C.Ex Coffs, major chain retailers, 
supermarket and liquor stores, and state and local government agencies.

Predominant activities

Strengths Opportunities Challenges Threats

• Regionally significant centre.

• Strong professional and 
administration sector.

• Strong anchor tenants. 

• Good urban structure and 
permeability.

• Diversity of lot sizes and 
floorspace.

• Passing trade.

• Diversity in roles and 
functions.

• By-pass may reduce traffic 
in City Centre, providing 
improved amenity.

• Potential to capitalise on 
increased building heights 
and density to improve 
development feasibility.

• Night-time economy.

• Connections to the centre.

• Strong opportunity to 
connect with Jetty Precinct

• Some old stock with 
relatively high rents, 
contributing to vacancies.

• Limited night-time economy.

• Safety concerns.

• Lack of infrastructure in 
terms of street furniture and 
lighting.

• Rents are very high currently, 
compared to other regional 
areas.

• Seasonal turnover of some 
retail spaces.

• Addressing pedestrian safety 
for laneway developments.

• Potential loss of passing 
trade following Pacific 
Highway bypass completion.

• Retail competition from Park 
Beach Plaza.

• High development costs 
through developer 
contributions, parking 
requirements and utilities 
costs.

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA

Accommodation and



Chapter 8 Employment Lands   29

City South

154 hectares
of existing zoned employment land

29 hectares
of undeveloped employment land

392,325 square 
metres
of existing gross floor area 

20,043 square 
metres
of vacant gross floor area 

Location and zoning

Current role
The City South employment precinct comprises Hurley Drive, Cook Drive, Mansbridge 
Drive and Isles Drive industrial sub-precincts. While the vast majority of businesses in the 
precinct are typical of employment areas, the various sub-precincts differ to some extent 
in their character and are divided by the barrier effect of the existing Pacific Highway itself 
and areas of vegetation. The Isles Drive Industrial Area is the largest industrial precinct 
within the Coffs Harbour LGA. 
To note, there is additional IN3 land that falls to the south of the precinct (Englands Road). 
This has been considered in the broader analysis however, does not specifically relate to 
the precinct.  

Predominant activities

Strengths Opportunities Challenges Threats

• Close proximity to City 
Centre and good access to 
Pacific Highway.

• Diversity of uses.

• Mix of lot sizes.

• Main road access.

• Close proximity to Coffs 
Harbour Base Hospital.

• Potential for research training 
facilities.

• NSW Government has 
committed $156 million Coffs 
Harbour Hospital Campus 
Expansion.

• Existing traffic issues - 
intersections will need to be 
investigated to determine 
when and what type of 
upgrade is required. 

• Significant land parcels in 
single ownerships requiring 
an alliance between major 
landowners to unlock 
potential.

• Poor transport connectivity 
within the precinct and to the 
city centre.

• Waste processing facility to 
the south is at capacity.

• Impact of the Coffs Harbour 
by-pass on passing trade.

• The precinct adjoins bushfire 
affected land, particularly on 
the south and west edges of 
the precinct.

• Large areas of adjoining land 
and both road access points 
are flood affected.

• Expansion opportunities 
constrained by Coffs Coast 
State Park, flooding, major 
roads and creek.

• The North Boambee Valley 
West Investigation Area 
could result in significant 
environmental impacts.

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA

NOT ENDORSED - refer to page 2
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Gateway

25 hectares
of existing zoned employment land

0.2 hectares
of undeveloped employment land

115,806 square 
metres
of existing gross floor area 

11,529 square metres
of vacant gross floor area 

Location and zoning

Current role
The area predominantly caters for the automotive service industry, but also contains 
specialised retail and small manufacturing operations (Marcia Street Employment 
Precinct). The Coffs Harbour Court House and Police Station are the main employment 
anchors in this precinct, both located at the corner of Pacific Highway and Beryl Street.

Predominant activities

Strengths Opportunities Challenges Threats

• Close proximity to Coffs 
Harbour City Centre.

• Adjacent to and good access 
to Pacific Highway.

• Diverse range of industry 
sectors present.

• Potential to develop State 
Government (NSW Forestry) 
owned land fronting Pacific 
Highway and Bailey Centre 
– could be zoned for more 
intensive use.

• There are a small number of 
unoccupied buildings located 
in the precinct and a small 
proportion of undeveloped 
land.

• The area is out of centre with 
limited synergies with the 
main town centre of Coffs 
Harbour.

• The industrial area is 
constrained from future 
expansion due to adjoining 
residential land uses.

• Poor transport connectivity 
within the precinct and to the 
central Coffs.

• Limited land available for 
development.

• Limited identity or sense of 
place.

• Reduced passing trade 
resulting from the Pacific 
Highway Bypass.

• Changed travel patterns 
arising from the Pacific 
Highway Bypass.

• Potential for development to 
adversely affect traffic flow.

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA
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South Coffs 
Enterprise Area

8 hectares
of existing zoned employment land

3.9 hectares
of undeveloped employment land

2,369 square metres
of existing gross floor area 

0 square metres
of vacant gross floor area 

Location and zoning

Current role
The precinct includes the key anchors of Coffs Harbour Health Campus, Coffs Harbour 
Education Campus, University of NSW Rural Health Clinic, C.ex Coffs International 
Stadium, Coffs Harbour Airport and residential areas. The precinct is mostly zoned for 
special use or recreation and has two parcels zoned B1 Neighbourbour Centre and B6 
Enterprise Corridor.  There is currently no industrial-zoned land in this precinct. There are 
approximately 23 hectares of net developable land identified in the Coffs Harbour Airport 
Masterplan 2019 that could assist in meeting future employment precinct needs and 
would be able to support further aviation use.

Predominant activities

Strengths Opportunities Challenges Threats

• Proximity to Coffs Harbour 
City Centre.

• Proximity to Coffs Harbour 
Health Campus, Southern 
Cross University Coffs 
Harbour Campus and 
C.ex Coffs International 
Stadium and the South Coffs 
residential area.

• Good access to available 
undeveloped land.

• The co-location of Southern 
Cross University, North 
Coast Institute of TAFE 
and Coffs Harbour Senior 
College is known as Coffs 
Harbour Education Campus 
Technology Park. 

• Potential for research training 
facilities

• Plans for the Airport 
Enterprise Park, which 
need to be undertaken in 
consultation with the Civil 
Aviation Safety Authority.

• Partnership with the private 
market to push export 
capability.

• Opportunity to foster 
stronger partnerships with 
all anchors within the Coffs 
Harbour Enterprise Area 
precinct.

• Opportunity to enable 
'Air transport facilities' 
development in the precinct.

• Poor people and movement 
connectivity within the 
precinct and to the City 
Centre.

• Lack of a strategy for 
employment lands adjoining 
the airport. 

• Parts of the precinct contain 
constraints including flood 
hazard, bushfire hazard, 
potential acid sulphate soils, 
potentially contaminated 
land and high conservation 
value vegetation (see Coffs 
Harbour DCP 2015).

• Geographically constrained 
to the north and east by 
Newports Creek.

• Office uses may compete 
with City Centre.

• Uncertain role of short-term 
accommodation.

• Main commercial and 
accommodation services are 
needed in City Centre.

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA
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Moonee Beach

11 hectares
of existing zoned employment land

2.6 hectares
of undeveloped employment land

20,240 square 
metres
of existing gross floor area 

180 square metres
of vacant gross floor area 

Location and zoning

Current role
Moonee Beach business centre operates as a population-serving retail and local services 
destination for the surrounding residential areas. Development in the B4 Mixed use land 
to date has been primarily residential.

Predominant activities

Strengths Weaknesses Opportunities Threats

• Access to Pacific Highway.

• Proximity to Coffs Harbour 
City.

• Existing residential 
population.

• No public transport nearby.

• Lacking a strong sense of 
identity. 

• Expansion constrained by 
Pacific Highway/ residential/ 
environment.

• Potential to rebrand and 
create a stronger sense of 
place. 

• Land available for 
development.

• Shopping mall competes with 
Park Beach and City Centre.

• Market preference for 
residential uses

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA
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Orlando Street

22 hectares
of existing zoned employment land

1.3 hectares
of undeveloped employment land

97,390 square metres
of existing gross floor area 

4,594 square metres
of vacant gross floor area 

Location and zoning

Current role
The precinct functions as a population serving urban services precinct. It is characterised 
by a mix of light industrial uses such as automotive uses, specialised retailers, 
wholesalers and small manufacturing operations but also contains a petrol station and a 
church.

Predominant activities

Strengths Weaknesses Opportunities Threats

• Diversity of lot sizes and 
floorspace.

• Proximity to Plaza and 
transport Links.

• Central location.

• Proximity to Jetty Precinct.

• Existing land use zoning is 
restrictive.

• Looking for broadening types 
of uses but not shops.

• Strong opportunity for 
greater transport connection.

• Changing manufacturing 
industry.

• Congestion from growth.

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA
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Park Beach
30 hectares
of existing zoned employment land

0 hectares
of undeveloped employment land

72,845 square metres
of existing gross floor area 

967 square metres
of vacant gross floor area 

Location and zoning

Current role
On the Eastern side of Pacific Highway is Park Beach Plaza, a large shopping mall and a 
small number of adjacent businesses. Park Beach Plaza is the largest shopping centre 
between Newcastle and the Gold Coast and is the major draw of the precinct, attracting 
shoppers from across the LGA. Large format retailers, such as specialised retailing 
businesses, as well as a number of food retailers catering to shoppers are located in the 
B5 Business Development precinct. 

Strengths Weaknesses Opportunities Threats

• Well-developed shopping/
specialised retail destination.

• Strong anchor tenants. 

• Strong sense of identity.

• The Shopping Mall limits 
change of use/rezoning 
potential. 

• Limited availability of vacant 
and developable land. 

• Currently not utilised to 
maximum potential.

• Ability to maximise 
employment uses. 

• Good connection to main 
roads. 

• Evidence of development 
interest in area.

• Competition from other 
centres.

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA

B5 - Predominant activities B1 and B2 - Predominant activities
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The Jetty
49 hectares
of existing zoned employment land

0 hectares
of undeveloped employment land

55,140 square metres
of existing gross floor area 

90 square metres
of vacant gross floor area 

Current role
The cluster of businesses within the Jetty Precinct features cafes, restaurants, some 
small commercial businesses, accommodation services and a supermarket as an achor 
tenant. The Promenade location also contains cafes and boutique shops and commercial 
premises. The Howard Street employment precinct is home to the Coffs Harbour 
Community Men’s Shed and several vacant lots used for storage. Christmas Bells Road 
employment precinct is used as part of a sewage treatment plant, and there is also an 
RSPCA Shelter. 

Strengths Weaknesses Opportunities Threats

• Existence of strong lifestyle 
identity as a compact urban 
village.

• Emerging night-time 
economy.

• Opportunity to leverage 
theatre.

• Opportunity to leverage 
heritage items.

• Coastal location and amenity

• Permissible building 
heights are conducive to 
development.

• Harbourside playground and 
markets.

• Lot configuration means FSR 
cannot be achieved.

• Only high school in the area 
is at capacity.

• Link into city centre and 
Orlando Street is a poor 
connection.

• Harbour Drive spine 
connections between the 
City Centre and the Jetty 
foreshores need significant 
improvement.

• Jetty Strip public realm 
restaurant area is degraded 
and in need of significant 
upgrades.

• Opportunity to repurpose 
the rail line intra city shuttle 
service.

• NSW government 
investigations regarding 
regionally significant land 
within the precinct east of the 
railway line.

• Review planning controls as 
part of the Jetty Place Plan.

• Opportunity to provide a 
southern road linkage into 
the harbour area.

• Opportunity to improve the 
gateway into the harbour 
area, including public realm 
improvements at 'whale tail'.

• Competiton with city centre.

Location and zoning

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA

IN1 - Predominant activities B4 - Predominant activities
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Toormina
60 hectares
of existing zoned employment land

17 hectares
of undeveloped employment land

155,486 square metres
of existing gross floor area 

21,840 square metres
of vacant gross floor area 

Location and zoning

Current role
The Toormina precinct is made up of three distinct industrial estates and a district local 
centre. The predominant uses of the industrial areas are for light industries such as 
storage facilities, small manufacturing operations, transport depots, semi commercial/
retail, automotive and marine uses. There are also service uses such as child care, tyre 
centre, car wash facility and service station.

Strengths Weaknesses Opportunities Threats

• Established commercial and 
industrial areas with anchor 
tenants.

• Proximity to residential 
population.

• Proximity to airport.

• Development is constrained 
by barriers including roads, 
residential developments and 
vegetation.

• Site access and traffic 
constraints.

• Non-compliant uses 
are starting to creep 
in – potentially without 
permission.

• Older industrial stock that 
has less market appeal.

• Some IN1-zoned land is 
currently underutilised.

• Potential for Hulberts Road 
industrial estate to be 
developed in the future in 
part as a mixed-use precinct 
with a focus on live/work and 
creative industries initiatives

• Investigate employment land 
opportunities along Toormina 
Road between Sawtell Road 
and Bangalee Cresent 
to provide a 'main street' 
experience and place.

• Declining manufacturing 
industry.

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA

IN1 - Predominant activities B2 - Predominant activities
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Woolgoolga
53 hectares
of existing zoned employment land

9.4 hectares
of undeveloped employment land

107,242 square metres
of existing gross floor area 

11,229 square metres
of vacant gross floor area 

Location and zoning

Current role
The Woolgoolga Precinct is made up of an industrial estate zoned IN1 General Industrial, 
an area along Solitary Islands Way zoned B6 Enterprise Corridor and commercial district 
zoned B2 Local Centre and B4 Mixed Use. The dominant use within the industrial estate 
is associated with the vehicle repair business such as mechanics, tyre retailers, wreckers 
and smash repair businesses. The next most dominant industry is manufacturing, followed 
by wholesaling/specialised retails. The B6 Enterprise Corridor features a mixture of 
small commercial businesses such as a vet, petrol station and motels interspersed with 
one and two story residential buildings. Woolworths and United are anchor tenants. 
Woolgoolga Town Centre is a major town that provides district level services. A Town 
Centre Masterplan was endorsed by Council in 2018, to ensure the town continued to 
thrive following the development of a supermarket outside of the town centre and the 
bypassing of the town.

Strengths Weaknesses Opportunities Threats

• Already a high performing 
centre with low vacancy 
rates.

• Large industrial release area 
provides ample land supply.

• Active main street and public 
domain. 

• Proximity to Pacific Highway.

• Rundown strip of shops out 
of town on River Street.

• Extensive protected/
residential land.

• Industrial land constrained 
by Solitary Islands Way to the 
west and Creek to the east.

• High vacancy rates in the 
town centre.

• Opportunity to develop/
leverage existing use as a 
visitor destination.

• Some undeveloped industrial 
and B6 zoned land.

• Opportunity to regenerate 
rundown areas of town 
centre, particularly Beach 
Street.

• Market preference for 
residential development.

LEGEND
             Food retailing
             Non-food retailing
             Personal services
             Commercial services
             Community
             Other
             Accomodation and 
             entertainment
             Vacant GFA

LEGEND
             Industrial
             Population serving
             Knowledge intensive
             Health and education
             Residential
             Vacant GFA

IN1 and B6 - Predominant activities B2 and B4 - Predominant activities
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8.9 Strategic 
Directions for 
Tomorrow’s 
Employment 
Precincts
Employment precincts 
should be of an appropriate 
size and scale relative to the 
area they will be servicing. 

The strategy for Coffs Harbour responds 
to employment precinct supply and 
demand, innovations in the sector, the 
protection of employment precincts from 
competing land uses, and the need to 
accommodate new investigation areas.

The following directions respond to 
the need to accommodate an added 
178,600sqm of additional floor space 
identified by the industrial demand model 
in the Coffs Harbour Employment Lands 
Background Report 2019, as seen in the 
figure below.

8.9.1 Planning 
directions for 
employment 
precincts for the 
overall LGA
Protect and strengthen 
existing employment 
precincts

Coffs Harbour LGA contains 
approximately 308 hectares of Zone IN1 
General Industry and 31 hectares of Zone 
IN3 Heavy Industry, with the bulk of these 
located within 2 to 3 km of the Coffs 
Harbour City Centre and the remainder 
being 2km south of Woolgoolga. These 
industrial precincts are as identified 
in Table 8.8. A number of them have 
developed alongside residential areas, 
primarily buffered by natural features, 
such as Newports Creek, Coffs Creek, 
and vegetated areas. These buffers are 
typically 50 to 100 m wide. 

Expansions to industrial areas have 
been consistent since the early 1990s, 
reflecting a healthy historical demand 
for the employment-centric land uses 
associated with industrial zones. It is 
important that the employment-centric 
uses associated with the industrial 
precincts be maintained, providing a 
reliable economic and employment base 
for the region. 

Efficiency of Zone IN1 General Industrial

A review of the IN1 General Industrial 
landuse zone has shown that several 
permitted land uses are in conflict with the 
industrial focus of the zone. 

The IN1 General Industrial zone is difficult 
to capitalise on, as the main benefit of 
the zone is to permit industries that could 
have adverse impacts on other land uses. 
While the intent is clear and appropriate 
in some locations in Coffs Harbour LGA, 
there is evidence in other locations that 
employment precincts are beginning to 
transition away from the intended IN1 
General Industrial function or are in a 
location that would support high order 
uses, such as Orlando Street. 

Given the shortage of employment 
precinct land within the Coffs Harbour 
LGA, consideration should be given to 
a review of these uses to determine 
whether to make them explicitly 
prohibited within Zone IN1 General 
Industrial. Examples of the inconsistent 
landuses include entertainment facilities, 
function centres and residential 
accommodation (including removing 
dwellings as a permissible use).

This should be a long term action 
which would only be undertaken in the 
event that the overall zone is being 
compromised.

Possible Future Transition to Zone IN2 
Light Industrial

Where industrial precincts are in proximity 
of residential zones or higher order 
commercial zones, and where long 
term conflict continues to arise, Council 
could consider the use of the IN2 Light 
Industrial zone as a transitional zone. The 
IN2 Light Industrial zone is designed to 
permit light industrial and warehousing 
land uses that have minimal impacts on 

SQUARE METRES

Employment precincts are 
defined for Coffs Harbour 
LGA as lands within Zone 
B5 Business Development, 
B6 Enterprise Corridor, 
IN1 General Industrial, IN3 
Heavy Industrial and IN4 
Working Waterfront.
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Table 8.8: Employment precinct future role and zoning

Ref. Employment precinct Future role Zoning

EXISTING EMPLOYMENT PRECINCTS

1 Bosworth Road, Woolgoolga Preserve the local urban service function of the precinct IN1 General Industrial

2 Solitary Islands Way Preserve the local service function of the precinct. B6 Enterprise Corridor

3 Park Beach Retail and 
surrounds* (noting this also 
contains commercial uses).

Continue functioning as a specialised highway oriented 
retail and service precinct

B5 Business Development

4 Marcia Street Continue functioning as a specialised highway oriented 
retail and specialised urban service precinct. Consider 
altering zoning to IN2 Light Industrial as a long term 
action to promote a broader diversity of economic and 
employment opportunity. 

IN1 General Industrial (long 
term investigation to IN2 Light 
Industrial)
B6 Enterprise Corridor

5 Orlando Street  A specialised urban service precinct. Consider altering 
zoning to IN2 Light Industrial to promote a broader 
diversity of economic and employment opportunity.

IN1 General Industrial (long 
term investigation to IN2 Light 
Industrial)

6 Jetty Working Waterfront Retain and encourage waterfront industrial and maritime 
activities

IN4 Working Waterfront

7 Howard Street Continue functioning as general industrial IN1 General industrial

8 Christmas Bells Road A specialised precinct providing urban and aviation 
support services

IN1 General Industrial

9 Hurley Drive Continue functioning as general industrial IN1 General Industrial 

10 Cook Drive Continue functioning as general industrial IN1 General Industrial

Mansbridge Drive A specialised urban service precinct. Consider altering 
zoning to IN2 Light Industrial to promote a broader 
diversity of economic and employment opportunity.

IN1 General Industrial (long 
term investigation to IN2 Light 
Industrial)

11 Isles Drive Continue functioning as general industrial IN1 General Industrial

12 Englands Road Heavy 
Industrial

Continue functioning as heavy industrial IN3 Heavy Industrial

13 South Coffs Continue functioning as general industrial with a focus on 
transport and distribution

IN1 General Industrial

14 Hamilton Drive Continue functioning as general industrial IN1 General Industrial

15 Hi-Tech Drive Continue function as general industrial IN1 General Industrial

16 Hogbin Drive Continue functioning as general industrial with an intent of 
providing urban services

IN1 General Industrial

17 Hulberts Road Potential to transition precinct into a live/work creative hub 
to support the ‘local makers’ economy. 

IN1 General Industrial (long 
term investigation to IN2 Light 
Industrial with an additional 
permitted use for live/work 
arrangements in precinct)

POTENTIAL FUTURE EMPLOYMENT PRECINCTS

18 Airport Enterprise Park An enterprise park that provides a mix of B5 Business 
Development to accommodate specialised retailing (max. 
3ha) and general industrial uses that provide urban and 
aviation support services.  The precinct should not contain 
uses that would detract from the function of the City 
Centre. 

B5 Business Development 
(investigate)
IN1 General Industry 
(investigate)

19 Woolgoolga South West A specialised general industrial precinct with a diversity of 
lot sizes. 

IN1 General Industrial   
(Investigation)

20 South Bonville West Investigate environmental and financial feasibility of 
developing the site for industrial uses. Where possible, 
larger lot industrial sites should be encouraged. 

IN1 General Industrial 
(Investigation)
Potential investigation area Post 
2040

21 North Boambee Valley Investigate financial feasibility of developing the site 
as IN1 General Industrial in consultation with the NSW 
Government. Explore further opportunities along the 
Bypass alignment for larger lot industrial development 
based on the feasibility study.

IN1 General Industrial 
(Investigation)
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other land uses, while also promoting 
economic and employment opportunities.
The light industry land use, by definition, 
does not interfere with the amenity of the 
neighbourhood.

Locations that have the potential to 
transition to an IN2 Light Industrial include 
(Figure 8.8):
• Orlando Street industrial precinct

• Marcia Street industrial precinct

• Mansbridge Drive industrial precinct

• Hulberts Road (longer term transition 
with additional permitted use for live-
work arrangements).

These areas have been identified due 
to their proximity to residential land and 
the dominance of lower-impact uses that 
would align with a light industrial zoning.

The Coffs Harbour LEP does not currently 
include the IN2 Light Industrial zone in 
its land use table. Introduction of the 
zone would require an amendment to 
the LEP that defines the zone, as well as 
mapping the zone. Table 8.9 compares 
the objectives and land uses of the Coffs 
Harbour LEP IN1 General Industrial and 
the Standard Instrument’s IN2 Light 
Industrial zone. Suggested land uses for 
the Zone IN2 Light Industry (which require 
further investigation in relation to their 
merit) have been provided in bold. 

The goal of the recommended land use 
controls is to encourage lower-impact 
urban services, manufacturing, logistic 
and warehousing activities, with built 
forms that buffer residential areas from 
the higher intensity activities typical of 

IN1 General Industrial zones. Industries 
in the IN2 zone should not have adverse 
amenity impacts on surrounding land 
uses. 

It is recommended that if land use conflict 
between residential and employment 
precinct landuses continues to arise in 
these localities, that Council investigate 
the benefit of introducing Zone IN2 Light 
Industrial to the affected locality.

This should be a long term action which 
would only be undertaken where land use 
conflict is becoming a major issue which 
could undermine the objectives of Zone 
IN1 General Industrial.  

Efficiency of Zones B5 Business 
Development and B6 Enterprise Corridor

A review of the land use permissibility of 
the B5 Business Development zone in 
Coffs Harbour LEP 2013 has identified the 
need to protect the zone from residential 
and tourist and visitor accommodation 
uses, to preserve the zone for ongoing 
employment landuses. 

It is also proposed to add Zone B5 
Business Development to part of 
the Airport Enterprise Park. This will 
necessitate removal of 'air transport 
facilities' from the prohibited uses 
within the land use table for the zone. 
It would be appropriate to also allow 
hotel and motel accommodation that is 
directly related to the airport use and 
accommodation specifically for airport 
related training within the vicinity of the 
airport.

A review of the land use permissibility of 
the B6 Enterprise Corridor zone in Coffs 
Harbour LEP 2013 has identified that it 
may be suitable for the development of 
low key mixed use developments in the 
zone. Development of a special local 
clause for this purpose would need to 
ensure that the business centres hierarcy 
for the whole of the LGA is maintained 
and that the clause would not permit 
development which would detract from 
this hierarchy.

A summary of recommendations and 
rationale is provided in Table 8.10.

Figure 8.8: Employment precincts to monitor for land use conflict
Source: HillPDA, 2019
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IN1 General Industrial IN2 Light Industrial

Objective • To provide a wide range of industrial and warehouse land 
uses.

• To encourage employment opportunities.

• To minimise any adverse effect of industry on other land 
uses.

• To support and protect industrial land for industrial uses.

• To enable other land uses that provide facilities or 
services to meet the day to day needs of workers in the 
area, but only if they do not compromise the land being 
used for industrial purposes.

• To provide a wide range of light industrial, warehouse and 
related land uses.

• To encourage employment opportunities and to support 
the viability of centres.

• To minimise any adverse effect of industry on other land 
uses.

• To enable other land uses that provide facilities or services 
to meet the day to day needs of workers in the area.

• To support and protect industrial land for industrial uses.

Permitted 
with 
consent

Agricultural produce industries; Depots; Dwelling houses; 
Freight transport facilities; Funeral homes; Garden 
centres; General industries; Hardware and building 
supplies; Industrial training facilities; Kiosks; Landscaping 
material supplies; Light industries; Liquid fuel depots; 
Neighbourhood shops; Oyster aquaculture; Places of public 
worship; Roads; Rural supplies; Take away food and drink 
premises; Tank-based aquaculture; Timber yards; Vehicle 
sales or hire premises; Warehouse or distribution centres; 
Any other development not specified in item 2 or 4

Depots; Garden centres; Hardware and building supplies; 
Industrial training facilities; Light industries; Neighbourhood 
shops; Oyster aquaculture; Places of public worship; Tank-
based aquaculture; Warehouse or distribution centres
Agricultural produce industries; Freight transport facilities; 
Business premises; Kiosks; Landscaping material supplies; 
Roads; Rural supplies; Takeaway food and drink premises; 
Timber yards; Vehicle sales or hire premises; Any other 
development not specified in item 2 or 4

Prohibited Agriculture; Air transport facilities; Airstrips; Amusement 
centres; Boat launching ramps; Boat sheds; Camping 
grounds; Car parks; Caravan parks; Cemeteries; Centre-
based child care facilities; Charter and tourism boating 
facilities; Commercial premises; Correctional centres; 
Eco-tourist facilities; Educational establishments; Exhibition 
homes; Exhibition villages; Farm buildings; Forestry; Health 
services facilities; Heavy industrial storage establishments; 
Heavy industries; Highway service centres; Information 
and education facilities; Jetties; Marinas; Mooring pens; 
Moorings; Pond-based aquaculture; Recreation facilities 
(major); Registered clubs; Residential accommodation; 
Respite day care centres; Restricted premises; Rural 
industries; Tourist and visitor accommodation; Water 
recreation structures; Wharf or boating facilities

Pond-based aquaculture
Agriculture; Air transport facilities; Airstrips; Amusement 
centres; Boat launching ramps; Boat sheds; Camping 
grounds; Car parks; Caravan parks; Cemeteries; Centre-
based child care facilities; Charter and tourism boating 
facilities; Commercial premises; Correctional centres; 
Eco-tourist facilities; Educational establishments; 
Entertainment facilities; Exhibition homes; Exhibition 
villages; Extractive industries; Farm buildings; Forestry; 
Function centre; General industries; Heavy industrial 
storage establishments; Highway service centres; Industry; 
Information and education facilities; Jetties; Marinas; 
Mining; Mooring pens; Moorings; Open cut mining; 
Recreation facilities (major); Residential accommodation; 
Restricted premises; Rural industries; Sewerage systems; 
Tourist and visitor accommodation; Waste or resource 
management facilities; Water recreation structures; Water 
supply systems; Wharf or boating facilities

Table 8.9: Zone IN1 and IN2 comparison

Zone/Clause Recommendation Rationale

B5 Business 
Development

• Prohibit all residential 
accommodation uses.

• Prohibit all tourist and visitor 
accommodation.

• Remove 'air transport facilities' from 
the 'prohibited' uses within the land 
use table to the zone.

• Zone B5 Business Development will be used to promote new 
and supporting businesses.

• Residential accommodation often competes for otherwise 
commercial-focused floorspace, pushing out businesses.

• Tourist and visitor accommodation would be better suited in 
core areas.

• Air transport facility uses may need to be undertaken within the 
future enterprise park in proximity to Coffs Harbour Airport.

B6 Enterprise Corridor • Introduce clause regarding mixed 
use development requirements.

• Additional local provision clause would provide guidance on the 
preferred design outcomes regarding mixed use development 
to ensure commercial-focus of new development.

Clause 7.15 and 7.16 
Dwelling on land within 
Zone B5 and Zone IN1 
General Industrial

• Amend clauses to better 
facilitate any proposed mixed 
use development or live/work 
arrangement in these zones.

• Clauses allow for expansion of non-commercial uses, detracting 
from the commercial-focus of the zones and potentially creating 
negative amenity impacts.

Table 8.10: Land use permissibility recommendations
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8.9.2 Planning 
directions for 
specific employment 
precincts within the 
LGA
There are key employment 
precincts which potentially 
need intervention by Council 
over time to ensure they 
reach their full potential. 

These are as follows.

City South (CS)
The supply analysis identified that around 
105,000sqm of additional floor space 
would be required in the precinct by 
2040. The precinct currently has around 
29 ha of zoned and undeveloped land, 
however the majority of it is constrained. 
To meet future demand around 11ha to 
32ha, would be required, dependent on 
development density achieved.  

This demand is being driven by the 
precinct’s prime location on the edge of 
town and close to the main motorway 
network. If the by-pass is approved, 
the demand for this precinct will further 
increase. 

The following key directions are 
suggested to assist the precinct to 
respond to this need:

CS1 | Strengthen the precinct’s role and 
reduce vacancies by:
• 1.1 - Providing high quality direct road 

connection, suited to truck movements, 
from the forthcoming By-Pass to Isles 
Drive to encourage take up in the Isles 
Drive sub precinct

• 1.2 - Improving performance of key 
intersections to improve efficiencies in 
movement of goods and people

• 1.3 - Improving transport connections to 
City Centre

CS2 | Investigate potential for flood 
mitigation strategies to increase 
developable area, as a way of increasing 
employment land supply

CS3 | Establish a “City South” identity 
for the precinct as a key location of 
employment, industry and population 
servicing activities

CS4 | Consider protecting IN3 Heavy 
Industrial Land for uses that can only 
operate in this zone.

Gateway (G)
Projections suggest that an additional 
17,583sqm additional floor space will be 
required in the precinct by 2040. The 
precinct has around 0.2ha of developable 
land remaining. The precinct has limited 
land available for expansion. Other 
employment lands within the LGA will 
need to pick up this shortfall.

The following key directions are 
suggested to assist the precinct to meet 
these needs:

G1 | Retain and manage the precinct 
as an important employment location 
for population serving and knowledge 
intensive employment

G2 | Investigate a change of zone from IN1 
General Industrial to IN2 Light Industrial 
within the Marcia Street / June Street 
precinct in the longer term, to prevent 
land use conflicts

G3 | Establish a clearer identity for the 
precinct and improve the amenity of 
Grafton Street through tree planting to 
establish a gateway to the City Centre 
precinct and enhance and encourage 
movement into the City Centre

G4 | Explore opportunities to expand the 
Justice Precinct towards the City Centre 
in the longer term and review planning 
controls applying at the precinct to reflect 
current uses as an important location for 
administration
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South Coffs Enterprise Area 
(SCE)
Projections suggest that an additional 
16,017sqm additional floor space will 
be required in the precinct by 2040. 
With consideration of undeveloped 
land, there is a need for around 0.8ha 
to 3.8ha to accommodate the growth. 
This undeveloped land figure does not 
account for land associated with the 
university, stadium, airport and hospital 
development. 

There is capacity for land at the airport 
to accommodate industrial development 
in the future. An additional around 
12,000sqm of floor space is also required 
in the LGA to accommodate specialised 
retailing. There is an opportunity that land 
at the airport could accommodate this 
form of development. 

The following key directions are 
suggested to assist the precinct to 
develop as a health, education, sport and 
technology precinct:

SCE1 | Strengthen the emergence of a 
health and education precinct through:
• 1.1 - Ensure an adequate land supply for 

the long term growth of health related 
activities around the airport

• 1.2 - Establish public transport (or 
shuttle bus) services between the major 
employment anchors in the precinct 
and to the City Centre

• 1.3 - Establish a working group 
comprising representations from Coffs 
Harbour Health Campus, University of 
NSW, Southern Cross University, Coffs 
Harbour Airport and Stadium/ sports 
facilities operators to inform planning 
for the precinct

• 1.4 - Prepare a masterplan to protect 
the long term needs of the precinct 
and encourage the development of 
an active, connected and productive 
precinct where synergies between 
employment anchors are encouraged

• 1.5 - Council to work with the 
employment anchors and facilitate 
planning outcomes that will support the 
longer term needs of the precinct

SCE 2 | Maximise the potential for 
relationship between employment 
anchors including:
• 2.1 - Education for health and allied 

health capturing the opportunities for 
inhouse training at the hospital

• 2.2 - Education for sports science 
and related vocations building on 
the synergies between the Regional 
Sports Hub, hospital and educational 
institutions

• 2.3 - Education for aviation and air 
services including engineering, food 
and catering, flight services, pilot and 
cabin crew training

SCE3 | Form an agreed position regarding 
the objectives of the airport land noting:
• The need for additional industrial land 

in the future

• The potential to leverage local food 
production to support a stronger air 
freight and logistics sector based on 
airport land

• The potential for growth in aviation 
based services.

SCE4 | Explore capacity to leverage 
regional connections from the airport 
for export opportunities for produce and 
products, including the retention of 'Air 
transport facility' permissibilities in Zone 
B5 Business Development.

Orlando Street (OS)
Projections suggest that an additional 
2,133sqm of additional floor space will be 
required in the precinct by 2040. There 
is currently no land available to meet the 
future requirement of between 0.3ha 
to 0.7ha of land. This would need to be 
provided elsewhere in the LGA. 

The following key directions are 
suggested to assist the precinct:

OS1 | Retain and manage the precinct 
as an important location for employment 
precinct land 

OS2 | Protect the precinct from any further 
encroachment from competing land uses 
including residential and retail activity

OS3 | Consider an IN2 Light Industry 
zoning to allow the longer term transition 
of the precinct to:
• Capture the potential to attract broader 

types of industries and employment 
businesses

• Encourage higher order uses with low 
amenity impacts

• Avoid undermining the viability of 
existing operations in the precinct.

Park Beach B5 (PB5)
Projections suggest that an additional 
1,831sqm of additional floor space will be 
required in the employment precinct by 
2040. The following key directions are 
suggested to assist the precinct:

PB51 | Continue to support the current B5 
zone and function for land to the west of 
the existing Pacific Highway.

Toormina Industrial (TI)
Projections suggest that an additional 
42,027 sqm of additional floor space will 
be required in the employment precincts 
by 2040. The following key directions are 
suggested to assist the precinct:

TI1 | Retain and manage the industrial 
lands and try and promote increased 
utilisation and redevelopment through 
potential incentive schemes

TI2 | Improve signage and access to 
employment precincts

TI3 | Consider rezoning the Hulberts 
Road precinct IN2 Light Industry in the 
longer term. Investigate incorporating an 
additional permitted use provision in the 
LEP that enables live/work arrangements 
in this precinct.

Woolgoolga Industrial (WI)
Projections suggest that an additional 
14,677sqm additional floor space will be 
required in the employment precincts by 
2040. The following key directions are 
suggested to assist the precinct:

WI1 | Investigate the opportunity to 
introduce Zone IN1 General Industrial to 
the west of the existing industrial precinct 
in the medium term. 
• 1.1 - Consider the economic and 

environmental consequence of losing 
the existing horticultural activity

• 1.2 - Set minimum lot size provisions to 
ensure an adequate supply of larger 
industrial lots. 
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8.9.3 Planning 
directions for 
employment precinct 
investigation areas 
within the LGA
The review of existing 
supply of employment land 
indicated that while there 
is a considerable amount 
of zoned and undeveloped 
land, a vast majority of it is 
constrained. 

Considering this, there will be a need to 
plan for additional employment precincts 
to accommodate the LGA’s future growth 
requirements. Land in Coffs Harbour 
is finite and has more constraints than 
the neighbouring LGAs, therefore it 
is recommended that large floorplate 
industry is provided by neighbouring 
LGAs. 

Due to the constraints on the existing 
and future supply of industrial land and 
the strength of demand for Zone IN1 
General Industrial land, accommodating 
light and general industries within the 
LGA has been prioritised over heavy 
industries. Consistent with the North 
Coast Region Plan 2036 (Direction 5), 
as Coffs Harbour has limited remaining 
employment land, there is opportunity for 
cross border servicing and coordination 
with the neighbouring LGAs of Bellingen, 
Clarence Valley and Nambucca to assist 
in providing employment land supply 
for heavy industries and large floorplate 
industrial uses.

Planning for an additional 65 hectares of 
employment precinct land within the Coffs 
Harbour LGA will ensure that sufficient 
employment land is provided to service 
future employment growth and diversity 
to 2040. 

The existing waste resource management 
facility within the Englands Road precinct 
will reach capacity in the coming years. 
Due to the nature of this use, it is more 
appropriate for it to be separated from 
established residential areas and sensitive 
receivers. Council will need to progress 
investigations into waste management 
options for the LGA.

Future Investigation Precincts

An appropriate pipeline of land for 
employment precincts should also 
be identified within the LGA, that 
are supported by freight access and 
protected from encroachment by 
incompatible development. Certain 
industries may also need to be located 
away from existing centres due to their 
type, scale and nature.

Identifying future employment precinct 
land needs to take into account the 
ability to connect water and sewer to this 
land. This review is based on the current 
geographic restrictions on providing 
water and sewer services. Council 
could undertake an additional review 
of employment land holdings once the 
review of Council's development servicing 
plans are completed. If additional suitable 
land is identified in that additional review, 
this Chapter 8 may be updated as a result.

To achieve the desired 65 hectares 
of additional employment land, 
Council should consider the following 
investigation areas to accommodate the 
projected growth in the LGA:

• Woolgoolga South West; 

• North Boambee Valley West;

• Airport Enterprise Park, located within 
the South Coffs Enterprise Area; and

• South Bonville West (this investigation 
area would only be necessary 
for development post-2040, as 
sufficient employment land can be 
accommodated within the above 
investigation areas prior to this time).

Figure 8.9 (over page) illustrates the 
future investigation area locations that 
should be further investigated and an 
explanation of each area is provided in 
the following.

Woolgoolga South West

An area to the west of the current 
Woolgoolga industrial area has been 
identified as having potential for 
industrial development. The site could 
offer around 20 hectares of developable 
land, however there would be impacts 
to existing blueberry farms and 
environmental constraints would need 

further consideration, along with provision 
of buffers within nearby future residential 
landstocks. 

It is recommended that the site be 
retained as an investigation area for 
medium term IN1 General Industrial land. 
Consultation will be required with the 
NSW Government in relation to existing 
horticulture operations as part of any 
future LEP amendment process.

Airport Enterprise Park

Amending Coffs Harbour LEP 2013 
to provide employment precinct land 
within the Airport Enterprise Park would 
provide additional land with capacity to 
accommodate both Zone B5 Business 
Development and industrial land. There 
is approximately 23 hectares of net 
developable land identified in the Coffs 
Harbour Airport Masterplan 2019⁵ that 
could assist in meeting future employment 
precinct needs and would be able to 
support further aviation use. 

Consideration should be given to 
enabling additional permitted uses such 
as motel accommodation and training 
accommodation for airport related uses 
within the airport enterprise park.

South Bonville West

Bonville, in the south of the LGA, has 
been identified for potential industrial 
expansion, however the land is subject 
to environmental constraints. Parts of 
South Bonville West have recently been 
rezoned to R5 Large Lot Residential. A 
B1 Neighbourhood Centre is proposed 
as part of Council's growth strategy. An 
industrial area providing urban support 
services in this area would be a longer 
term opportunity once the population 
has become more established. It is 
recommended that the site (approximately 
16 hectares) is retained as an investigation 
area for longer term employment precinct 
use (post-2040).  

5 Coffs Harbour Airport Masterplan 2019. Coffs Harbour City Council, 2019

The NSW Department of Planning, 
Industry and Environment have 
not approved the South Bonville 
Investigation Area – Employment 
Land. Details on page 2 of Chapter 
8 Employment Lands.
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Figure 8.9: Employment Precinct Future Investigation Areas
Source: HillPDA, 2019

North Boambee Valley West

The North Boambee Valley West area, 
along Englands Road, has been identified 
as a potential land release area for 
industrial use, which could provide 
approximately 13 hectares across 85 
lots for industrial uses; and is similarly 
identified as an investigation area in the 
North Coast Regional Plan. 

This precinct would be well-located as a 
population-servicing industrial precinct  
nd could leverage access to the proposed 
highway bypass. However, small lot sizes 
and environmental constraints may inhibit 
North Boambee from accommodating 
larger businesses.

The investigation area is significantly 
constrained by flood hazard  It is noted 

that Council is currently pursuing design 
and construction of a large detention 
in North Boambee Valley West, in 
accordance with a recommended action 
within the Boambee Newports Creek 
Floodplain Risk Management Plan 
(2016). Whilst this will result in some 
improvements in relation to the flood 
hazard in the North Boambee Valley 
West precinct, it will not completely 
mitigate the impacts of flooding within the 
investigation area. 

If the North Boambee Valley industrial 
investigation area is rezoned for 
employment precinct landuses, it would 
be subject to the outcome of a cost 
benefit analysis that weighs up the 
financial and environmental implications. 

Development of this land for such 
purposes should not result in flood 
affectation of adjoining land.

NOT APPROVED - refer to page 2

The NSW Department of 
Planning, Industry and 
Environment have not approved 
the North Boambee Valley West 
Investigation Area – Employment 
Land due to the range and 
significance of the environmental 
constraints found in this area. 
Details on page 2 of Chapter 8 
Employment Lands.

NOT APPROVED - refer to page 2
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8.10 Strategic 
Directions for 
Tomorrow’s 
Business
Centres

Coffs Harbour has a diverse 
mix of centres and villages 
that provide essential 
services for surrounding 
communities. 

The ongoing implementation of a 
business centres hierarchy ensures that 
the urban form of an LGA grows in a 
manner that is distributed and benefits all 
residents and workers. The City Centre 
should remain the highest order centre 
with surrounding centres complementing 
its function, rather than drawing away 
trade.

Table 8.11 reviews the future role and 
function of the centres, the zone, the 
placemaking hierarchy (Chapter 3) and 
where it should sit in the business centres 
hierarchy adopted for the Coffs Harbour 
LGA.  

Business centres are 
defined for Coffs Harbour 
LGA as lands within 
Zone B1 Neighbourhood 
Centre, B2 Local Centre, 
B3 Commercial Core and 
B4 Mixed Use.

Centre Hierarchy Future role Zoning

Coffs Harbour City 
Centre

Regional City Coffs Harbour City Centre is the regional administration centre 
providing services for the local community and surrounding Local 
Government Areas. The City Centre is the commercial heart of the 
LGA and will play an increasingly important role as a commercial, 
retail, cultural and entertainment destination. The City Centre is 
the priority destination for office, main street retail, administration 
and cultural services and short-term accommodation. Higher 
density residential development should be supported where it 
complements the commercial function of the centre.

B3 Commercial 
Core (allowing 
some residential)
B4 Mixed Use

Park Beach Plaza 
and surrounds

Precinct Park Beach Plaza and surrounds currently has sufficient floor space 
for existing needs. The precinct will continue to provide big box 
retail and specialised retail services that complement the primary 
role and function of Coffs Harbour City Centre. 

B2 Local Centre
(*and B5 Business 
Development)

Moonee Beach 
Local Centre

Coastal Village Continue as a local centre providing services to the surrounding 
suburbs. The current provision of floorspace is adequate to service 
the future population, assuming commercial floorspace goes into 
Korora Bay. If provision of services is not provided at Korora Bay, 
consider increasing the provision of commercial floor space at 
Moonee Beach by increasing the utilisation of the current zone 
land. Growth of the precinct should not undermine the role and 
function of Coffs Harbour City Centre or Woolgoolga.

B2 Local Centre
B4 Mixed Use

Toormina Shopping 
Centre and 
surrounds

Precinct The precinct should continue as a big box retail centre with 
surrounding complimentary uses. The precinct has sufficient floor 
space to accommodate future growth. Demand has not been 
identified for the precinct and it would be recommended that 
growth is limited to the area does not become a major employment 
destination.

B2 Local Centre

Woolgoolga Major Town Continue to function as a vibrant coastal centre. The centre has 
adequate provision of floorspace to meet future needs.

B2 Local Centre

Sawtell Coastal Village Continue to support the precinct as a vibrant coastal centre. The 
centre has adequate provision of floorspace to meet future needs.

B4 Mixed Use

Jetty Mixed Use 
Centre

Precinct Continue to support the function as a mixed use commercial centre 
providing goods and services for the surrounding residents and 
workers.

B4 Mixed Use

West Woolgoolga 
(Solitary Islands 
Way)

Precinct Preserve the local service functions of the precinct. Prevent uses 
that would undermine the primary retail role of Woolgoolga local 
centre. The size of the centre is sufficient to accommodate future 
growth.

B4 Mixed Use
(*and B6 Enterprise 
Corridor)

Boambee East 
(Ringtail Close)

Precinct Continue as a small neighbourhood centre providing goods and 
services for the surrounding residents and workers.

B1 Neighbourhood 
Centre

Table 8.11: Business centre hierarchy

*Note - B5 and B6 zones constitute part of the employment precinct lands, and are assessed in Section 8.9 of this Chapter.
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Centre Hierarchy Future role Zoning

Bray Street 
Neighbourhood 
Centre

Precinct  Continue as a small neighbourhood centre providing goods and 
services for the surrounding residents and workers.

B1 Neighbourhood 
Centre

Corindi Beach 
Neighbourhood 
Centre

Coastal Village Continue as a small neighbourhood centre providing goods and 
services for the surrounding residents and workers. 

B1 Neighbourhood 
Centre 

Emerald Beach 
Neighbourhood 
Centre

Coastal Village Continue as a small neighbourhood centre providing goods and 
services for the surrounding residents and workers.

B1 Neighbourhood 
Centre

Korora Beach 
Neighbourhood 
Centre and hub

Coastal Village Continue as a small neighbourhood centre providing goods and 
services for the surrounding residents and workers. Undertake 
a place-based investigation to determine a suitable location of a 
'community hub' to service the established residential populations 
east of the highway. 

B1 Neighbourhood 
Centre 
Community hub 
(investigate 
appropriate zone)

South Coffs 
Neighbourhood 
Centre

Precinct Continue as a neighbourhood centre B1 Neighbourhood 
Centre

Coramba 
Neighbourhood 
Centre

Hinterland Village Continue as a small neighbourhood centre providing goods and 
services for the surrounding residents and workers. Investigate 
the potential for Zone RU5 Rural Village to provide opportunity for 
more community, retail and service uses.

B1 Neighbourhood 
Centre
RU5 Rural Village 
(investigate)

Nana Glen Village Hinterland Village Continue to operate as a small neighbourhood centre. Investigate 
the potential for Zone RU5 Rural Village to provide opportunity for 
more community, retail and service uses. 

B1 Neighbourhood 
Centre
RU5 Rural Village 
(investigate)

Bonville Compact 
Village (post 2040)

Compact Village Investigate the opportunity for a new neighbourhood centre at 
the centre of the Bonville Compact Village post 2040 support the 
future population and dwelling growth.  

B1 Neighbourhood 
Centre (investigate)

West Coffs hub Precinct Provide a community hub to service this future population. The 
appropriate location should be identified as part of a broader 
structure plan exercise for the area, through place-based analysis. 
Some of the additional retail in Coffs Harbour West would be 
distributed in small neighbourhood shops within residential zones.

Community hub 
(investigate 
appropriate zone)

Sandy Beach hub Precinct Provide a community hub to service this future population. The 
appropriate location should be identified as part of a broader 
structure plan exercise for the area, through place-based analysis. 

Community hub 
(investigate 
appropriate zone)

Sapphire Beach 
hub

Precinct Provide a community hub to service this future population. The 
appropriate location should be identified as part of a broader 
structure plan exercise for the area, through place-based analysis.

Community hub 
(investigate 
appropriate zone)
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8.10.1 Planning 
directions for 
business centres for 
the overall LGA

Maintain commercial focus 
of high order business zones

Coffs Harbour’s primary retail and service 
zones are located in the city centre, 
zoned B3 Commercial Core. This area 
contains civic services, main street 
retailing and office premises, providing 
regional-level commercial services. 

Similarly, population centres along 
the coast are serviced by Zone B1 
Neighbourhood Centre and Zone B2 

Local Centre that meet the day to day 
needs of the local communities. 

A review of the land use permissibility 
of the Coffs Harbour LEP business 
zones (B1 to B4) has revealed that 
these zones function well. For Zone 
B3 Commercial Core, certain landuses 
appear to conflict with the commercial 
focus of the zones’ objectives. A summary 
of recommendations and rationale is 
provided in Table 8.12.

Investigating RU5 Village

A gap exists in the servicing of residents 
and workers in rural areas further inland, 
with few opportunities for local shops 
to cluster due to land use and lot size 
restrictions.

While the population in rural Coffs 
Harbour is not significant, there is an 
emerging trend towards hinterland 
tourism and lifestyle living. Generally, 
rural areas are provisioned by a small 
mixed general store that contains services 
such as a newsagency, fuel, post office, 
bottle shop and convenience groceries. 
Based on the current population and 
future projections, there would unlikely 
be enough demand or market interest to 
deliver a larger supermarket or additional 
commercial floorspace. 

Establishing an RU5 Village zone, along 
with associated reduced minimum lot 
size, however, would encourage rural-
focused commercial activities and 
support the viability of rural communities, 
without permitting the wide range of uses 
associated with Zone B1 Neighbourhood 
Centre. 

Zone/Clause Recommendation Rationale

B3 Commercial 
Core

• Include objective requiring residential accommodation to 
be provided as part of a mixed use development.

• Introduce an ‘Additional local Provision’ clause in the 
LEP for Zone B3 Commercial Core regarding mixed use 
development requirements specifying:

– Development consent must not be granted to 
development for the purpose of residential 
accommodation on land to which this clause applies, 
unless the consent authority is satisfied that the 
building:

– comprises a mixed use development
– that residential uses are not provided at the 

ground floor
– that residential uses do not exceed 80% of the 

gross floor area

• Zone B3 Commercial Core is the primary commercial 
centre for the region.

• Residential development should be kept to a 
secondary preference

• Existing residential-only development may be 
maintained via existing use rights.

Table 8.12: Land use permissibility recommendations

RU5 Village*

Objective To provide for a range of land uses, services and facilities that are associated with a rural 
village.

Permitted with 
consent

Centre-based child care facilities; Community facilities; Dwelling houses; Neighbourhood 
shops; Oyster aquaculture; Places of public worship; Recreation areas; Recreation facilities 
(indoor); Recreation facilities (outdoor); Respite day care centres; Schools; Tank-based 
aquaculture
Bed and breakfast accommodation; Building identification signs; Business identification 
signs; Emergency services facilities; Environmental facilities; Environmental protection 
works; Flood mitigation works; Food and drink premises; Health consulting rooms; 
Home-based child care; Home industries; Hotel or motel accommodation; Kiosks; 
Landscaping material supplies; Plant nurseries; Roads; Roadside stalls; Rural supplies; 
Veterinary hospitals; Shop top housing; Water storage facilities

Prohibited Pond-based aquaculture
Any development not specified in item 2 or 3

Table 8.13: Framework for rural zone land uses

* Landuses highlighted in bold are recommended for inclusion within the landuse table for zone RU5 Village, 
in the event that Council chooses to introduce the zone.
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Potential areas should be subject to 
a land capability assessment prior 
to changes to minimum lot size 
requirements, particularly regarding onsite 
sewerage requirements. The application 
and extent of the rural village zone should 
be based on undertaking a place manual 
process with the community. 

Table 8.13 outlines the framework for land 
uses that would likely be suitable for rural 
areas, with any non-listed land uses to 
be prohibited. For example, larger format 
uses such as supermarkets (shops) and 
specialised retail premises would not be 
suitable in these areas.

Implementation of the zone would 
be best suited to outlying population 
areas that are not serviced by Zone B1 
Neighbourhood Centre or may benefit 
from an expansion of the current zoning. 

Based on these criteria, the following 
villages have been identified for further 
investigation:
• Coramba 

• Lowanna

• Nana Glen

• Ulong.

The location of these investigation areas 
for Zone RU5 Village are outlined in 
Chapter 3 of this Strategy (see pages 34 
and 35).

Further investigations are required 
before implementing this action in order 
to determine the specific land uses 
to include, potential rezoning areas, 
minimum lot size, community needs and 
sentiment and infrastructure/service 
requirements, and development control 
plans.
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8.10.2 Planning 
directions for specific 
business centres 
within the LGA
Coffs Harbour City Centre 
(CC)
The following key directions are 
suggested to strengthen the role of 
the City Centre as the preeminent 
location for business, administration and 
entertainment on the North Coast. The 
directions respond to the requirement 
for 65,000sqm of additional required 
floorspace, acknowledging that current 
planning controls would be sufficient to 
accommodate this floorspace through 
redevelopment of infill sites.

CC1 | Improve connectivity between:
• 1.1 - City Centre and other regional 

cities with the delivery of the bypass

• 1.2 - East and west of the Pacific 
Highway once the bypass is 
implemented to transform it into a 
pedestrian friendly and high amenity 
environment

• 1.3 - City Centre and The Jetty through 
capital works improvements such 
as lighting, footpaths and bike lane 
treatments

• 1.4 - City Centre and university, health 
precinct and airport with designated 
active transport corridors

• 1.5 - Pedestrian and cycling 
connections within the city centre 
and to the Gateway Precinct and Park 
Beach with an initial focus on the creek 
and adjoining open space.

CC2 | Improve amenity through:
• 2.1 - Implementing the Coffs Harbour 

City Centre Masterplan

• 2.2 - Implementing a program of public 
domain improvements

• 2.3 - Leveraging larger scale 
developments including considering 
the use of voluntary planning 
agreement to achieve public benefits 
form larger developments

CC3 | Prepare a night time economy 
strategy for the City Centre, including 
establishing a planning framework for 
assessment of development applications 
for licensed premises.
CC4 | Require any future proposals for 

commercial and retail expansion outside 
of the Coffs Harbour City Centre to 
demonstrate that there will be no negative 
impact on the City Centre precinct.

CC5 | Increase the regional city status by 
diversifying the range of uses in the City 
Centre in order to increase the immediate 
population catchment and support local 
businesses through:
• 5.1 - Ensuring planning controls favour 

the City Centre as a location for 
commercial and administration

• 5.2 - Encouraging low cost rental 
accommodation suited to students and 
backpackers, with associated transport 
links to the university campuses

• 5.3 - Encouraging housing suited to 
older people in areas adjoining the city 
centre

• 5.4 - Encouraging start-ups including 
providing space for flexible working 
arrangements, including coworking 
spaces

• 5.5 - Encourage local produce stores 
and associated cafes and restaurants

• 5.6 - Encouraging educational 
institutions to locate in or adjacent 
to the City Centre including private 
colleges and specialist education 
institutions 

CC6 | Undertake feasibility assessment to 
inform the setting of planning controls to 
make development feasible including:
• 6.1 - Undertake a tipping point analysis 

to investigate the opportunity for 
incentive schemes or bonuses to 
stimulate development

• 6.2 - Review existing infrastructure 
contributions and development 
requirements to remove barriers to 
feasible development

• 6.3 - Undertake interactive interview 
sessions with key land owners 
in the City Centre, including the 
owners of long term vacant retail 
spaces with a view to brokering a 
solution to encourage occupancy or 
redevelopment.

The Jetty (TJ)
Projections suggest that the retail centre 
has sufficient floorspace to cater for the 
projected population. The following key 
directions are suggested to assist the 
precinct to meet these needs:

TJ1 | Reinforce Harbour Drive as an 
active transport boulevard connecting 
the City Centre to the harbour and Jetty 
Foreshores area.

TJ2 | Connect the Jetty precinct to the 
City Centre and Park Beach Plaza via 
alternative and active transport options

TJ3 | Strengthen the pedestrian 
connection between the marina and The 
Jetty centre to allow for a pleasant walk 
between destinations

TJ4 | Encourage lifestyle tourism by 
allowing the precinct to offer:
• An enhanced outdoor dining 

experience

• Active pedestrian promenade to the 
marina and Muttonbird Island

• Outdoor fitness equipment, running /
cycling tracks

• Enhanced recreation opportunities 
including beach volley ball and 
other sporting facilities available for 
community use

• Continue support for Sunday markets

• Improve lighting and public safety 
through increased natural surveillance.

TJ5 | Encourage more mixed used 
development with retail on the ground 
level and residential above as a way to:
• Activate the street frontages

• Encourage increase population in the 
immediate catchment to support local 
businesses

• Allow the precinct to retain its existing 
character.

TJ6 | Investigate the use of a height 
bonus to encourage developers to deliver 
a public benefit and character based 
outcomes

TJ7 | Review planning controls to:
• 7.1 - increase residential development, 

as part of a mixed-use area in order to 
build population growth 

• 7.2 - establish design outcomes for the 
precinct.
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Park Beach (PB)
No additional commercial floorspace is 
required in the precinct.  
The following key directions are 
suggested to assist the precinct to meet 
these needs:

PB1 | Recognise the role of Park Beach 
Plaza as a stand-alone shopping centre 
and enforce the place of Park Beach Plaza 
in the business centres hierarchy. 

PB2 | Encourage convenience retail and 
leisure activities at the beachfront, to 
better service the needs of tourists and t 
capture the tourist spend by:
• 2.1 - Considering the potential to rezone 

land fronting Ocean Parade, between 
Prince Street and Vincent Street to B4 
to allow retail uses at street level with 
residential or tourist accommodation on 
upper levels

• 2.2 - Considering temporary use of 
open space for entertainment during 
the peak tourist season, such as 
outdoor cinema, food trucks and live 
entertainment, to achieve a short term 
outcome.

Moonee Beach (MB)
Projections suggest that no additional 
floorspace is needed to accommodate 
future growth assuming that the existing 
Kororo Bay neighbourhood centre is 
developed. If this centre is not developed, 
it would be appropriate that around 
an additional 6,000sqm of commercial 
floorspace could be accommodated in 
Moonee Beach.  

MB1 | Support the emergence of the 
precinct as a local centre providing 
convenience retail services to the 
surrounding population and passing trade 
by:
• 1.1 - Maintaining a strong focus on fresh 

food and grocery retail

• 1.2 - Ensure future development 
contributes to the amenity of the centre 
to create:

– A pleasant local centre which is a 
focus for community life

– An active street frontage
– Spaces for people to meet and 

interact.

Woolgoolga Centre (WC)
The business centres have sufficient 
commercial floorspace to cater to future 
needs. 

WC1 | Enhance the role and function of 
Woolgoolga Town Centre by:
• 1.1 - Implementing the Woolgoolga Town 

Centre Masterplan

• 1.2 - Limiting out of centre retailing

• 1.3 - Directing new retail development 
into the Town Centre

• 1.4 - Implementing public domain/
amenity improvements

• 1.5 - Establish a better pedestrian link 
from town centre to the beach

• 1.6 - Improve signage to the town 
centre.

Toormina Centre (TC)
No further floorspace is required to 
accommodate commercial uses in the 
future. The following key directions are 
suggested to assist the precinct to meet 
these needs:

TC1 | Support the ongoing function of 
Toormina Shopping Centre as a small 
local centre. 

TC2 | Any new proposal for additional 
floorspace should be required to 
undertake an economic assessment to 
determine impact on centre hierarchy.

TC3 | Investigate employment land 
opportunities along Toormina Road 
between Sawtell Road and Bangalee 
Cresent to provide a 'main street' 
experience and place.

Sawtell Centre (SC)
Sawtell is a vibrant coastal village made 
up of a local centre within a significant 
heritage conversation area. The  Sawtell 
business centres has adequate provision 
of commercial floorspace to cater to 
future needs. 

SC1 | Develop a Place Manual for Sawtell 
to protect the existing character and 
heritage values.

8.11 Future 
employment land 
growth to 2050
Beyond 2040, Council 
should focus on ensuring 
that the employment 
lands of the LGA function 
efficiently. 

The location of post 2040 employment 
land areas are likely to be guided by the 
changes that will occur in the LGA as a 
result of infrastructure improvements such 
as the Coffs Harbour Bypass and the high 
speed rail corridor.

A potential investigation area post-2040 
has been identified in South Bonville 
West, in the south of the LGA, for 
potential industrial expansion. Detailed 
investigations undertaken as part of any 
LEP amendment process, will need to 
take into consideration the environmental 
constraints on the land. 

Creation of a lower order business centre 
zone is proposed as part of this long term 
strategy. An industrial area providing 
urban support services in this area 
would also be a longer term opportunity 
once the population has become more 
established. It would be recommended 
that the site (approximately 16 hectares) 
be retained as an investigation area for 
longer term employment precinct use.

Additionally in the event that Council 
chooses to identify future employment 
land as a result of updating its 
development servicing plans in the longer 
term to 2050 and beyond, Council would 
also need to undertake environmental 
studies to identify  suitable land for this 
purpose. Any land identified as a long 
term investigation area for employment 
land will still need to be rezoned to a 
business or industrial zoning under Coffs 
Harbour LEP 2013 to enable it to be used 
for an employment purpose. 

As part of the LEP amendment process, 
detailed assessment of site specific 
development contstraints is required 
to be undertaken to confirm the 
overall suitability of the land for such 
development, as well as consistency with 
relevant State Environmental Planning 
Policies and planning directions.

The NSW Department of Planning, 
Industry and Environment have 
not approved the South Bonville 
Investigation Area – Employment 
Land. Details on page 2 of Chapter 
8 Employment Lands.
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Note: unfunded actions will not commence unless funding becomes available
* IP&R aligned programs (MyCoffs 2030 and Coffs Coast Regional Economic Development Strategy 2022 (REDS)

8.12 Directions, Actions and Implementation
The place framework 
approach incorporates the 
achievement of a number 
of the relevant Goals, 
Directions and Actions of 
the North Coast Regional 
Plan 2036. These and the 
program to implement 

delivery of the Local Growth 
Management Strategy are as 
outlined in the following.

The timeframes specified in the following 
tables relate to Council’s internal 
resourcing processes as follows:
• Quick Wins (Immediate)

• Short Term Actions (1 to 4 Years)
• Medium to Longer Term Actions 

(5+Years).

It should be noted that some specific 
actions will be identified in various land 
use chapters of this Strategy, where not 
addressed in Table 8.14.

Table 8.14: LGMS Chapter 8 Actions

Coffs Harbour LGMS Actions

North 
Coast 

Regional 
Plan 
2036 

Actions

Objective Priority
Quick 
Wins

Short Term Actions
(1-4 years)

Medium to Long Term Actions 
(5+ Years)

4.2

* MyCoffs 
B1.1

* REDS 1

Enable appropriate 
smaller-scale 
renewable energy 
project using various 
innovate storage 
technologies

Low

Review and amend Council's local 
planning controls to facilitate 
appropriate renewable energy 
projects including emerging innovative 
technologies.

6.1

* MyCoffs 
B2.1

* REDS 1, 4

Facilitate economic 
activity around
industry anchors such 
as health,
education and airport 
facilities by
considering new 
infrastructure needs 
and introducing 
planning controls that 
encourage clusters of 
related activity.

High

Work with the employment anchors 
and facilitate planning
outcomes that will support the 
longer term needs of the South Coffs 
Enterprise Area.

Med

Establish a strategic partnership 
alliance with the anchor institutes 
that collaborate and form a position 
on future land use planning and 
decision making in the South Coffs 
Enterprise Area.

Med
Prepare a masterplan to protect the long term needs of the precinct where 
synergies between employment, education, health and aviation anchors are 
maximised.

6.2

* MyCoffs 
B1.1

* REDS 1

Promote knowledge 
industries by
applying flexible 
planning controls,
providing business 
park development
opportunities and 
identifying
opportunities for start-
up industries.

High

Encourage educational institutions 
to locate in or adjacent to the Coffs 
Harbour City Centre including private 
colleges and specialist education
Institutions.

GOAL 2: A THRIVING, INTERCONNECTED ECONOMY
Direction 6: Develop Centres of Employment
Direction 9: Strengthen regionally significant transport corridors
Direction 10: Facilitate air, rail and public transport infrastructure
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Note: unfunded actions will not commence unless funding becomes available
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Coffs Harbour LGMS Actions

North 
Coast 

Regional 
Plan 
2036 

Actions

Objective Priority Quick Wins
Short Term Actions

(1-4 years)
Medium to Long Term Actions 

(5+ Years)

6.2

* MyCoffs 
B1.1

Promote 
knowledge 
industries by
applying flexible 
planning controls,
providing 
business park 
development
opportunities and 
identifying
opportunities 
for start-up 
industries.

Med

Work with NSW government and industry anchors to maximise the potential 
for relationships between the South Coffs Enterprise Area's employment 
anchors that relate to education opportunities for health and allied health, 
sports science and aviation and air services.

Med

Implement support programs 
hosted by a Council liaison officer to 
help new businesses navigate the 
planning and/or permits system.

6.3

* MyCoffs 
B2.1

* REDS 1, 4

Reinforce centres 
as primary mixed 
use locations 
for commerce, 
housing,
tourism, social 
activity and  
regional
services.

High
Review and amend Council's local planning controls to maintain the business centres hierarchy 
by requiring new proposals for additional commercial floor space outside the Coffs Harbour City 
Centre to demonstrate that there will be no negative impact on the City Centre precinct.

Low

Review and amend Coffs Harbour LEP 2013 to introduce an ‘Additional Local 
Provision’ clause regarding mixed use development requirements and an 
objective requiring residential accommodation to be provided as part of a 
mixed use development within Zone B3 Commercial Core.

Low

Explore opportunities to improve 
connections between the Justice 
Precinct and the Coffs Harbour 
City Centre by reviewing and if 
appropriate, amending, Council's 
planning controls to enable 
commercial and administration uses 
between the City Centre and the 
Justice Precinct.

High

Enhance the role and function of 
the Coffs Harbour City Centre by 
continuing to implement the Coffs 
Harbour City Centre Masterplan.

High

Undertake a feasibility assessment within the City Centre to review 
development requirements and financially feasible opportunities to 
incentivise renewal, redevelopment and encourage occupancy.  Leverage 
larger scale City Centre developments including the use of voluntary 
planning agreement to achieve public benefits form larger developments.

High

Investigate the use of a height bonus 
to ecourage developers to deliver a 
public benefit and character based 
outcomes within the Jetty Zone B4 
Mixed Use are.

High

Review visitor parking and minimum parking requirements for commercial 
developments as part of the Coffs Harbour Transport Strategy to facilitate 
mixed use development in appropriate locations and review and amend 
Council's local planning controls if required.
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Note: unfunded actions will not commence unless funding becomes available
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Coffs Harbour LGMS Actions

North 
Coast 

Regional 
Plan 
2036 

Actions

Objective Priority Quick Wins
Short Term Actions

(1-4 years)
Medium to Long Term Actions 

(5+ Years)

6.3

* MyCoffs 
B2.1

* REDS 1, 4

Reinforce centres 
as primary mixed 
use locations 
for commerce, 
housing,
tourism, social 
activity and  
regional
services.

Med
Prepare a night time economy strategy for the City Centre, including  
establishing a planning framework for assessment of development 
applications for licensed premises.

High

Implement actions and strategies contained within the Woolgoolga Town 
Centre Masterplan, limiting out of centre retailing and directing new 
retail development into Zone B2 Local Centre (Beach and Market Street) 
and Zone B4 Mixed Use (River Street).

6.4

* MyCoffs 
B2.1

* REDS 1, 4

Focus retail and 
commercial
activities in 
existing centres 
and
develop place-
making focused
planning 
strategies for 
centres.

High

Review and amend Council's local 
planning controls to ensure that the 
character of the Zone B6 Enterprise 
Corridor is of a commercial nature 
(for example, prohibit exhibition 
homes and villages).

High

Develop Place Manuals for key villages, precincts and places as 
identified in Chapter 3. As part of the preparation of Place Manuals 
for localities which contain employment lands, undertake a review of 
floorspace ratio controls. 

High
Review and amend Council's local planning controls to accord with the 
recommendations of the Place Manuals.

High

Implement recommendations contained within this chapter that relate to 
employment and business precincts identified for the Coffs Harbour City 
Centre, the Jetty Precinct, Park Beach, City South, Toormina, Gateway, 
Woolgoolga. Sawtell and Moonee Beach precincts and the associated 
Coffs Harbour Transport Strategy.

High
Review and amend Council's local planning controls in accordance the 
recommendations contained within this Chapter.

High

Amend Council’s local planning 
controls to require the North Coast 
Urban Design Guidelines (2009) and 
the NSW Government Architects 
“Better Placed” (2017) to be used as 
best practice in the assessment of 
commercial development proposals 
within the Coffs Harbour LGA.

Establish a Design Review Panel (and Terms of Reference) to review and 
provide recommendations for commercial and industrial development 
for significant development proposals; and provide urban design 
training to relevant Council staff.

High

Review and amend Council's local 
planning controls to ensure that 
they adequately facilitate the 
promotion of design excellence 
regarding commercial and industrial 
development.

Low
Investigate employment land opportunities along Toormina Road 
between Sawtell Road and Bangalee Cresent to provide a 'main street' 
experience and place.
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Coffs Harbour LGMS Actions

North 
Coast 

Regional 
Plan 
2036 

Actions

Objective Priority Quick Wins
Short Term Actions

(1-4 years)
Medium to Long Term Actions 

(5+ Years)

6.5

* MyCoffs 
B1.2

* REDS 1

Promote and 
enable an 
appropriate
mix of land uses 
and prevent the
encroachment of 
sensitive uses
on employment 
land through 
local
planning controls.

High

Review and update, if appropriate, 
Coffs Harbour LEP 2013 in relation 
to Clause 7.15 and 7.16 Dwelling 
on land within Zone B5 Business 
Development and Zone IN1 General 
Industrial.

Low
Investigate industrial precincts that have potential to transition to Zone IN2 
Light Industrial where landuse conflicts are becoming apparent (refer Section 
8.9.1 of this Chapter).

Med

Review and amend Council's local 
planning controls to ensure that 
the character of Zone B5 Business 
Development is of a employment 
precinct nature (for example, 
prohibit all residential and all tourist 
and visitor accommodation uses) 
excluding where related to airport 
uses.

High

As part of the Park Beach Place Manual, investigate land fronting Ocean 
Parade, between Park Beach Road and Vincent Street, to allow retail uses at 
street level with residential or tourist and visitor accommodation on upper 
levels.

High Progress investigations into waste management options for the LGA.

6.6

* MyCoffs 
B1.2

* REDS 1

Deliver an 
adequate supply 
of employment 
land through 
local growth 
management 
strategies 
and local 
environmental 
plans to support 
jobs growth

Low
Progress investigations in relation to employment precinct investigation 
areas in accordance with this Strategy.  

High

Investigate opportunities for cross-border servicing and coordination with 
the neighbouring LGAs of Bellingen, Clarence Valley and Nambucca to 
assist in securing employment lands supply for heavy industries and large 
floorplate industrial uses.

Low

After completion of construction of the North Boambee Valley large 
detention basin, investigate the environmental and financial feasibility of 
developing the North Boambee Valley “Investigation Area – Employment 
Land” (refer Figure 8.9).
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Note: unfunded actions will not commence unless funding becomes available
* IP&R aligned programs (MyCoffs 2030 and Coffs Coast Regional Economic Development Strategy 2022 (REDS)

Coffs Harbour LGMS Actions

North 
Coast 

Regional 
Plan 
2036 

Actions

Objective Priority Quick Wins
Short Term Actions

(1-4 years)
Medium to Long Term Actions 

(5+ Years)

6.6

* MyCoffs 
B1.2

* REDS 1

Deliver an 
adequate supply 
of employment 
land through 
local growth 
management 
strategies 
and local 
environmental 
plans to support 
jobs growth

Low
Investigate the potential for community hubs as discussed within Section   
8.6.2 of this Chapter, within Coffs Harbour West, Korora Beach, Sapphire 
Beach and Sandy Beach.

Med

Investigate potential for Zone RU5 Village to provide opportunities for 
more community, retail and service uses in Nana Glen, Coramba, Lowanna 
and Ulong. Review and amend, if necessary, Coffs Harbour's local planning 
controls to accord with recommendations of the review.

6.7

* MyCoffs 
B1.2

* REDS 1

Ensure 
employment land 
delivery
is maintained 
through an 
annual North
Coast Housing 
and Land Monitor.

High
Utilise the data collected as part of the North Coast Housing and Land 
Monitor to inform future employment land delivery and the Coffs Harbour 
Local Growth Management Strategy.

9.1

* MyCoffs 
B1.2

* REDS 1, 3

Enhance the 
competitive value 
of the region 
by encouraging 
business and 
employment

Low

In partnership with NSW Government, explore new employment precinct 
opportunities along key connectors and access points to the Coffs Harbour 
Bypass alignment, subject to land use constraints and financial feasibility 
testing.

High

Implement Coffs Harbour Transport Strategy in partnership with the NSW 
Government where it relates to providing high quality connections between 
South Coffs Enterprise Area, City South and the City Centre precincts to 
improve transport efficiencies in the movement of goods and people.

Low
Investigate alternative uses or increased utilisation of the rail corridor to 
facilitate and protect transport options and freight connections between the 
employment anchors and regional centres.

Low

Enhance the Coffs Harbour LGA’s transport logistics and export capability 
by improving the supply chain and broadening the distribution network to 
strengthen local economic productivity, particularly the agriculture sector 
and emerging agri-business market.

High
Amend Coffs Harbour LEP 2013 to make 'artisan food and drink industries' 
permissible with consent in appropriate business zones.

9.2

* MyCoffs 
B1.2

* REDS 1, 3

Identify buffer 
and mitigation 
measures 
to minimise 
the impact of 
development 
on regionally 
significant 
transport 
infrastructure 
including regional 
and state road 
network and rail 
corridors.

Low
Investigate potential for flood mitigation strategies to increase the City South 
precinct developable area as way of increasing employment land supply and 
active transport links around the City South precinct.

High
Implement that Compact City Program to direct development to locations 
within the Coffs Harbour LGA that protect significant transport corridors and 
consider adequate buffer distances. 

High
Review Council's existing local planning controls to ensure that they 
minimise encroachment of sensitive landuses on employment land.

High
Work with Transport for NSW as part of the development of a Transport Plan 
for Coffs Harbour to consider the need and location of additional heavy 
vehicle rest along major freight corridors.
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Note: unfunded actions will not commence unless funding becomes available
* IP&R aligned programs (MyCoffs 2030 and Coffs Coast Regional Economic Development Strategy 2022 (REDS)

Coffs Harbour LGMS Actions

North 
Coast 

Regional 
Plan 
2036 

Actions

Objective Priority Quick Wins
Short Term Actions

(1-4 years)
Medium to Long Term Actions 

(5+ Years)

9.3
* MyCoffs 
B1.2

* REDS 1

Ensure the 
effective 
management of 
the State and 
regional road 
network.

Med

Implement Coffs Harbour Transport Strategy in partnership with the NSW 
Government where it relates to urban design initiatives to improve east-west 
active transport connectivity in the City Centre and along the spine to the 
Jetty, including lighting, footpaths and bike lanes, once the Pacific Highway 
Bypass is established.

10.1
* MyCoffs 
B1.2

* REDS 1, 3, 4

Deliver airport 
precinct plans 
for Coffs Harbour 
that capitalises 
on opportunities 
to diversify and 
maximise the 
potential of value 
adding industries 
close to airports.

High

Continue investigations for the Airport Enterprise Park 
to provide a mix of Zone B5 Business Development 
to accommodate specialised retailing (maximum 3 
hectares) and Zone IN1 General Industrial to provide a 
mix of light and general industrial uses for urban and 
aviation support services.  The precinct should not 
contain uses that would detract from the function of the 
Coffs Harbour City Centre. Additional permitted uses 
should be provided in the enterprise park for hotel and 
motel accommodation and training accommodation 
associated with airport uses; and the landuse table for 
Zone B5 Business Development be amended to include 
'air transport facilities' in Coffs Harbour LEP 2013. 

Low
Prepare a masterplan to protect the long term needs of the precinct where 
synergies between employment, education, health and aviation anchors are 
maximised.

10.3
* MyCoffs 
B1.2

* REDS 4

Protect the North 
Coast Rail line 
and high speed 
rail corridor to 
ensure network 
opportunities 
are not sterilised 
by incompatible 
land uses or land 
fragmentation.

High

Implement that Compact City 
Program to direct development to 
locations within the Coffs Harbour 
LGA that protect significant transport 
corridors and consider adequate 
buffer distances.

10.3
* MyCoffs 
B1.2

* REDS 4

Deliver a safe 
and efficient 
transport network 
to serve future 
release areas.

High
Ensure that the Coffs Harbour Transport Strategy considers future 
employment precincts within its transport network.

Low
Investigate alternative uses or increased utilisation of the rail corridor to 
facilitate transport options and freight connections between the employment 
anchors and regional centres.

8.13 Resourcing 
Policy Actions
Resourcing implications 
need to be considered with 
the adoption by Council of 
Chapter 8.

This Strategy identifies some changes to 
local planning controls to more proactively 
encourage employment land development 
across the LGA. It is envisaged that 
this work could be undertaken utilising 
existing staff, however some project 
budgets may need to be allocated in 
Council's Delivery Program.

This chapter identifies the importance of 
resourcing a role to coordinate aspects 
of 'place making' across key employment 
anchors and key centres. Council will need 
to consider its resourcing to undertake this 
function. 
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