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The aim of this Local Growth Management 
Strategy is to provide a coordinated, strategic 
and planned approach to cater for growth in our 
local government area to 2040.  We’ve heard 
from the community that this needs to occur in 
a sustainable way, integrating new development 
with existing areas, retaining and enhancing 
unique identities and minimising urban footprint 
expansion.   

To enable this, the strategy:
• looks at how and where projected 

population and employment growth is to be 
accommodated;

• reiterates and builds on the Community 
Strategic Plan’s overarching vision for 
Coffs Harbour, and establishes a broad 
placemaking framework; and

• highlights the land use strategies Council 
will use to inform detailed planning 
investigations and controls including 
individual place manuals, the Local 
Environmental Plan, and the Development 
Control Plan to guide future development. 

Strategic urban growth areas that have the 
potential to accommodate growth in the future 
are also identified at a broad level dependant on 
detailed investigations around constraints and 
infrastructure capacity.

This strategy replaces the 2008 Our Living City 
Settlement Strategy. It is underpinned by the four 
key themes of the Community Strategic Plan:
• Community Wellbeing 
• Community Prosperity 
• A Place for Community 
• Sustainable Community Leadership

Cr Denise Knight | Mayor Coffs Harbour 
City Council

Mayor’s 
Foreword.
There are many things that make living 
in the Coffs Harbour local government 
area special, and we want to ensure that 
the growth anticipated in our urban areas 
enhance these qualities.

Acknowledgement of Country

Coffs Harbour City Council acknowledges traditional custodians of the land, the 
Gumbaynggirr people, who have cared for this land since time immemorial. We  
pay our respects to their elders, past, present and emerging, and commit  
ourselves to a future with reconciliation and renewal at its heart.
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ABBREVIATIONS USED IN THIS PLAN
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LEP Local Environmental Plan
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LGA Local Government Area

LGMS Local Growth Management Strategy

Actions Endorsed by Department of 
Planning, Industry and Environment

Chapters 1 - 4 of the Coffs Harbour Local Growth Management Strategy 2020 were adopted by Coffs Harbour City 
Council on 28 November 2019. The NSW Department of Planning, Industry and Environment (DPIE) endorsed these 
chapters on 13 January 2020. They are now able to be used by Coffs Harbour City Council for growth work to 2040 
and to inform Council's Local Strategic Planning Statement 2020. 

In endorsing Chapters 1-4, NSW DPIE advised that their endorsement is subject to detailed assessment of site-specific 
development constraints for the release areas at the structure plan or planning proposal stage, to confirm the overall 
suitability of the land for development as well as consistency with relevant State Environmental Planning Policies and 
Section 9.1 Directions, particularly in relation to issues such environmental value, agricultural significance, land use 
conflict, hazards, cultural heritage and infrastructure. Only when these investigations have been completed can it be 
determined whether the identified lands will be appropriate for more intensive development and rezoning.

DPIE further advised that the employment land investigation area post 2040 south of Bonville identified in Chapter 
4 is not approved. This area has been excluded as it is inconsistent with the North Coast Regional Plan 2036 urban 
growth boundaries and is also beyond the scope of Council’s 20-year strategy.
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1. Introduction

1
Coffs Harbour City Council currently has in 
place its Local Growth Management Strategy  - 
Our Living City Settlement Strategy to 2031. 

This updated Draft Local Growth Management Strategy (LGMS) 
looks at how we can plan for Coffs Harbour City Council’s 
growing population and demographic changes over the next 
20 years to 2040, as well as support business and employment 
growth. We need to protect our natural and built environment 
and heritage, local biodiversity and natural resources, whilst 
planning for liveable communities, hazards, amenities, transport 
improvements, local services, and the jobs our current and future 
population will need.

This strategy sets out the strategic direction and framework 
for land use and development in the Coffs Harbour LGA taking 
into account State, regional and local planning objectives, with 
a particular focus on the actions contained in the North Coast 
Regional Plan 2036. 

This Strategy is part of a hierarchy of documents that work 
together to inform the Coffs Harbour Local Environmental Plan 
and Development Control Plan (as detailed in Figure 1.1).
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1.1 Overview 

The overarching community vision for the future development 
of Coffs Harbour is as articulated in the MyCoffs Community 
Strategic Plan: Connected, Sustainable and Thriving.     

As the region grows over the next twenty years, our aim is to develop well-designed communities 
that support and enhance the local character, provide active lifestyles and engender current and 
new residents with an ongoing sense of wellbeing and belonging. To do this, broad placemaking 
principles are provided, along with a series of actions which will help inform other key Council 
documents. The Local Growth Management Strategy outlines the evidence base of the growth 
trends, the resulting strategies, and actions that inform a co-ordinated response.

This Local Growth Management Strategy encompasses the future growth and management of:
• residential and mixed use land delivering both infill development and carefully managed 

urban expansion in already planned greenfield areas (supplemented by long-term compact 
development options);

• rural lands and large lot residential lands in appropriate areas, delivering viable agriculture 
and supporting the natural environmental values;

• employment lands delivering a strong business centre hierarchy and ensuring that industrial 
lands are located in suitable areas to minimise land use conflicts; 

• tourist uses balancing competing concerns for supporting the tourism economy and 
protecting residential amenity; and

• key opportunities for transport and infrastructure.1
Co�s Harbour
Regional City
Action Plan

Place
Manuals

Local Strategic
Planning Statement

Local Environmental Plan
and
Development Control Plan

LGMS

Premier’s
Priorities

Better
Placed

(Government
Architect NSW 2017)

Public Realm
Strategy

Transport
Strategy

Co�s Harbour
Community Strategic Plan

North Coast
Regional Plan
2036

Figure 1.1 Relationship between planning documents
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Figure 1.2 Context of Coffs Harbour in the Northern Region of NSW. 
Source: North Coast Regional Plan 2036

Coffs Harbour LGA

Once adopted, the Local Growth 
Management Strategy will be in place until 
2040. Council will monitor development 
and growth over the life of the strategy 
to ensure that planning and growth 
management approaches remain relevant 
and up-to-date. 

 

Local Growth Management Strategies 
are used to provide guidance to the 
community, developers and Council, and 
are designed to reflect the directions and 
actions contained within the North Coast 
Regional Plan 2036. They identify where 
growth areas are located.

 

1.3 Context
The Coffs Harbour LGA is 
strategically positioned in 
the mid north coast of New 
South Wales, about 540 
kilometres north of Sydney 
and 440 kilometres south of 
Brisbane. It is bounded by the 
Clarence Valley Council area 
in the north and west, the 
Pacific Ocean in the east, and 
Bellingen Shire in the south.  

With an estimated resident population of 
74,670 (ABS 2016 Census ERP) persons 
as at June 2016, the LGA encompasses a 
total area of 1,173.7 km² of land stretching 
from Red Rock in the north, south to 
Bundagen, and west past Brooklana and 
Lowanna. 

The traditional home of the Gumbaynggirr 
people, Coffs Harbour was opened up by 
European settlers in the second half of the 
nineteenth century. It has since evolved 
from an agricultural centre into a vibrant, 
coastal city with an expanding economy. 
Coffs Harbour is the area's regional city 

1.2 Purpose of 
the Local Growth 
Management 
Strategy 
The Coffs Harbour Local 
Growth Management Strategy 
has been prepared by Council 
to achieve the directions and 
actions contained within the 
North Coast Regional Plan and 
to align with the Settlement 
Planning Guidelines endorsed 
by NSW Planning and 
Environment.  The Strategy 
is the mechanism to support 
effective and integrated 
planning across the Local 
Government Area (LGA), and 
to guide the preparation of 
updates to Council's Local 
Environmental Plan and 
Development Control Plan.

The vision for the North Coast in the 
Regional Plan is “the best region in 
Australia to live, work and play thanks to 
its spectacular environment and vibrant 
communities”. Coffs Harbour, as a Regional 
City, is identified as one of the growth 
anchors for the North Coast, delivering new 
jobs, and more diverse housing as well as 
high-quality essential services. The vision for 
Coffs Harbour as it grows into a regional city is 
derived from the aspirations of the community 
is “Connected, Sustainable, Thriving”. 

The purpose of the Local Growth 
Management Strategy is to: - 
• provide an agreed approach to land use 

management and change in the local 
government area;

• inform the location and extent of land 
use zoning;

• establish placemaking principles; and
• inform other key Council documents 

that influence or are affected by the 
management of land use growth.

Council is seeking to provide strong 
leadership in terms of both the nature and 
location of growth for the next twenty years 
and beyond.

All future requests for 
Local Environmental 
Plan amendments should 
demonstrate:

1. How they have considered and 
addressed the overarching aims of 
this Strategy

2. How they respond to the 
placemaking principles in this 
Strategy
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(Figure 1.2). It provides a significant share of 
the region’s housing and jobs, and delivers 
a variety of high-level services, including 
civic, entertainment and cultural venues. 

Local services and jobs are also available 
at other centres such as Woolgoolga and 
Sawtell.  Industry and service anchors 
like the Coffs Harbour Regional Airport 
and the Health and Education campuses 
support a growing and diverse economy 
which also includes the digital innovation 
and creative industries sector. Tourism, 
retail, manufacturing and construction, 
and government services also provide 
employment opportunities.

The agricultural hinterland is highly 
productive and includes broadacre crops, 
flowers, citrus fruit, grapes, vegetables, 
wool, milk, eggs, livestock, crops for hay 
and other fruit.  The other fruit sector 
accounts for the majority of the overall 
value of agricultural production in Coffs 
Harbour, mainly attributed to the nationally 

significant blueberry industry. The rural 
lands chapter of the Local Growth 
Management Strategy addresses interface 
and other issues related to rural use and 
development in more detail.

The region is renowned for its ecological 
diversity. Half of the LGA is dedicated 
as reserves, parks, National Parks and 
State Forest holdings including the Bongil 
Bongil and Bindarri National Parks – and 
is bounded offshore by the Solitary Islands 
Marine Park. It is valued as a desirable 
place to live and as a popular holiday 
destination. It is served by the Pacific 
Highway, the north coast railway line, 
Coffs Harbour Regional Airport and 
international marina. Coffs Harbour is 
said to have one of the best climates in 
Australia with subtropical temperatures, 
cooling sea breezes and mild winters. 

The area has become a destination for 
international and national sporting events 
like the World Rally Championship, and is 
home to the Big Banana.

As at 2016, the Coffs Harbour LGA 
includes:
• 29,200 rateable properties;
• 968 km of Council roads;
• around 140 km of footpaths and 

cycleways; 
• around 2,500 ha of reserves, parks 

and sporting fields; and 
• 78.8 km of coastline.

The LGA is currently made up of coastal 
and hinterland villages, towns and 
localities and has several key employment 
areas.  To understand the key challenges 
and opportunities that come with growth 
and further urbanisation, a review of 
global, national, regional and local trends 
and issues has been undertaken. This 
will assist to inform areas of focus for the 
LGA (refer Section 1.4 of this Strategy for 
further information).

Figure 1.3 Environmental Snapshot.  
Source: State of the Environment Report Card 2016 and Coffs Harbour Local Environmental Plan 2013

ENVIRONMENTAL SNAPSHOT

1 new critically endangered population and 2 new key threatening processes since 2012.
Key weed threats are tropical soda apple, kidney leaf mud plantain, cats claw creeper.
Wild dogs, feral cats, deer, foxes and Indian Mynas are pests of concern in the LGA.
+43,000 trees have been planted since 2012.
Vegetation loss within the LGA is primarily from forestry.
Habitat restoration has been undertaken on 5607 hectares since 2012.

Coastal Zone Management Plans (CZMP) have been certified for a number of Co�s estuaries, including 
Co�s Creek, Boambee-Newports Creek, Willis Creek, Woolgoolga Lake and Darkum Creek. The Co�s 
Harbour CZMP has also been certifed for the Co�s Harbour Coastline.

Waste has reduced by 7% in the 5 years to 2016, each person generating 638kg of waste in 
2016, but 73% was recycled.
In 2016, 18% of waste water was reused, and 100% of biosolids were composted.

Biodiversity
and
Vegetation

Energy

Water

Land Use

Heritage

Waste

Coastal 
Management

There are 97 items of environmental heritage identified in Co�s Harbour LEP 2013 and 2 
heritage conservation areas - one at Coramba and another at Sawtell. This area is also rich in 
Aboriginal cultural heritage values.

National Parks -12%
State Forest - 34%
Urban Land - 18%
Rural Land - 36%

Water use is steady averaging 160 kilolitres per connection annually for households.
Ecohealth river condition monitoring shows a slight decline in waterway health since 2012

Emissions from Council electricity and fuel use is at 18,485 tonnes CO²-e emitted in 2018.
20% of dwellings have roof top solar. Domestic electricity use is stable at 2,100 kilowatt hours annually.
Co�s Harbour City Council has committed to a renewable energy target of 100 per cent by 2030.
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SOCIAL SNAPSHOT

People living in Co�s Harbour LGA
Total population LGA ABS Census 2016 ERP

74,670

in

32,493

Our Homes

Number of dwellings 
with 3 or 4 bedrooms62%

2.4 Average household 
size

Low density 
housing71%

Medium to high density 
housing

24%

Home fully owned 35%

Mortgage 27%

24%Renting 
private

4%Renting social 
housing

Our People

Dominant age group:
35 - 49 years18%

10% Millennials:
24-35 years old

Average age44

Most common household 
type is:
Couples without children

27%

Living with 
a disability 6%

Low Income 
Households

25%

14%

5%

Experiencing 
rental stress

Aboriginal or Torres 
Strait Islander

Figure 1.4 Social Snapshot.  
Source: ABS Census 2016

Social Snapshot

Coffs Harbour has a growing and 
diverse demographic profile, and its 
residents have evolving housing and 
accommodation needs.

A summary of current key characteristics 
of the Coffs Harbour population and 
households is summarised in Figure 1.4.

Economic Growth

A summary of recent statistical indicators 
shows that commercial development and 
property investment in Coffs Harbour 
have grown in recent quarters, leading to 
strong economic growth across the region 
(Figure 1.5). 

As at 2016, key highlights of the local 
economy include: 
• The Gross Regional Product (GRP) for 

Coffs Harbour increased in real terms 

by 2.4% to $3.22 billion in 2015/161. 
• There were over 5,592 local businesses 

in Coffs Harbour in 2016/172. 
• The unemployment rate for Coffs 

Harbour was 7.82% in the March 
Quarter 2018, above the Mid North 
Coast (5.42%) and for New South 
Wales (4.9%)3. 

• The value of non-residential building 
approvals in Coffs Harbour has risen 
substantially from the 2016/17 year 
from approximately $17m to $60m plus 
(2017/year to April 184). 
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Harbour due to ageing infrastructure. 
The North Coast Regional Plan 2036 
notes the need to identify opportunities 
to expand nature based, adventure and 
cultural tourism assets including Solitary 
Islands Marine Park.

Coffs Harbour Regional Airport is 
4km south of the city centre and is 
an important driver of the economy. 
Between 2000 and 2016, airport 
passengers grew by 134%.  A funding 
commitment by the NSW Government 
was made to upgrade the airport. Works 
are now completed and the airport can 
now process over 1,000 passengers per 
hour during peak periods (Coffs Harbour 
Airport website).

Important trends in tourism for Coffs are:
• domestic visitors are staying for 

shorter periods;
• attracting older demographics; and
• attracting higher proportion of 

business travellers.

1  National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour/gross-regional-product
2  National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour
3  National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour/unemployment
4  National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour/value-of-building-approvals
5   National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour/rental-listings
6  National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour/Employment-capacity?
7  National Institute of Economic and Industry Research (NIEIR) ©2016. Compiled and presented in economy.id by .id , 
the population expert as viewed at https://economy.id.com.au/coffs-harbour/workers-place-of-residence-industry

The Coffs Coast Tourism Strategic Plan 
2020 was endorsed in 2016. It identifies 
the potential for Coffs Harbour to boost 
its tourism market by developing new 
accommodation types and leveraging its 
hinterland to grow the tourism offer. The 
Marine Park, Jetty Foreshore and other 
coastal, hinterland, cultural and heritage 
assets, can all be utilised to grow the 
tourism industry.

An emerging issue to resolve in the Coffs 
Harbour LGA is the growth of short-term 
rental accommodation with around 2,000 
online listings. Balancing the opportunities 
associated with this emerging trend with 
potential impacts on local residents is 
paramount.

The NSW Government is currently 
considering a new regulatory 
framework to govern short-term rental 
accommodation (Department of Planning, 
Industry and Environment (DPIE) 2017). 
Careful planning is required to ensure 
land for the tourism economy is available.

ECONOMIC SNAPSHOT

Our Economy

$3.22 billion GRP

32,504 local jobs
32,754 employed residents

5,592 local businesses

Jobs to work ratio
(ie. less jobs than 
resident workers)

0.99

Tourists per 
year 1.6m

Annual 
tourist 
expenditure

5.3m

17%Employed in 
health care and 
social assitance

Proportion of domestic 
versus international visitors 
to the Co�s Harbour LGA

Domestic

International

Figure 1.5 Economic Snapshot.  
Source: Compiled and presented in economy.id by profile.id

• The average gross rental yield for 
separate houses in Coffs Harbour 
was 4.8% as at June 2017, significantly 
higher than the average for NSW 
(3.7%)5. 

• There is a high jobs to worker ratio 
in Coffs Habour LGA (0.99 jobs for 
every resident6).  However, there is a 
significant number of jobs occupied 
by residents of surrounding LGA’s 
(approximately 2,2722 jobs7).  

Council’s Economic Development 
Strategy 2017-2022 has identified three 
key strategic objectives:
• Grow Coffs Harbour’s capacity to 

become a more diverse economy.
• Attract younger people to provide 

vitality, fill jobs and provide services, and 
increase the city’s economy of scale.

• Attract business investment and skilled 
workers, energy and ideas.

In its Economic Development Strategy 
2017-2022, Council has outlined its 
intention to focus on the digital economy, 
the food manufacturing and agribusiness 
economy and the visitor economy. This 
work aligns with the more recent Coffs 
Coast Regional Economic Development 
Strategy 2018-2022.

A snapshot of the employment profile and 
local economy of Coffs Harbour is shown 
in Figure 1.5. Around 88% of resident 
workers live and work in the Coffs 
Harbour LGA and on average, worker 
productivity is shown below the NSW 
average in all industries except for mining 
and agriculture (Profile ID).

Tourism

In 2017, the Coffs Harbour LGA was one 
of the most visited areas by tourists on 
the North Coast with 1.6 million visitors 
and a tourism spend of $525 million. Most 
visitors are domestic, with international 
visitors representing only 5% (DPIE 2017). 
Visitation to Coffs has been relatively flat 
since 2011, and the Coffs Coast Tourism 
Strategic Plan 2020 identifies that there 
is a negative visitor perception of Coffs 
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Industries

The area also supports a highly 
productive agricultural hinterland, 
including the nationally significant 
horticulture industry. Jobs growth to 2011 
indicates strong growth  in health care, 
social assistance and construction.

The area has a growing and diverse 
economy based on services and industry 
anchors like the Cultural and Civic 
Precinct in the Coffs Harbour City Centre, 
Coffs Harbour Regional Airport and the 
Health and Education campuses. The 
North Coast Regional Plan 2036 identifies 
the development of health, education and 
aviation precincts to drive opportunities in 
new sectors. 

The notion of precincts around these 
anchor tenants is indicative of the need 
to approach economic development 
from the perspective of placemaking 
(as outlined in Chapter 3). The delivery 
of the National Broadband Network has 
facilitated a growing digital innovation 
sector and collaborative partnerships with 
adjoining local government areas. These 
adjoining areas have growing creative, 
manufacturing and transport industries 
that will facilitate new employment 
opportunities in Coffs Harbour and the 
Mid North Coast.

Transport & Infrastructure

Coffs Harbour’s primary transport 
infrastructure is its road network. The 
Pacific Highway creates a north-south 
spine through the LGA and lower order 
collector and local roads run directly off 
the Pacific Highway. Coffs Harbour is also 
serviced by the Coffs Harbour Regional 
Airport and the North Coast rail line which 
runs from Sydney to Brisbane (Sawtell 
and Coffs Harbour stations) with 2-3 daily 
services. 

The key challenge

An RMS study undertaken in 2004 found that:
“The linear form of urban settlement 
together with the low housing density 
has made it difficult to develop an 
affordable public transport system 
within the Coffs Harbour LGA. 
Cars are the most commonly used 
form of transport in the study area, 
representing almost 80% of road 
travel (CHCC, 2000). This reliance 

on cars is not only undesirable with 
respect to the environment, but at 
odds with Coffs Harbour’s social 
structure which comprises lower 
household incomes and a higher 
proportion of elderly than the State 
average.” (RMS 2004)

The most significant committed funding 
initiative is the Coffs Harbour Bypass in 
the May 2018 Federal Budget.
Other Transport for NSW (TfNSW) 
initiatives include:
• using a Movement and Place 

Framework to plan our road network 

and allocate road space in a way that 
improves the liveability of places;

• improving east-west crossings of the 
Great Dividing Range

• improving regional public transport; 
and

• increasing active transport mode share.   

Medium-to longer-term projects flagged 
in the Future Transport Strategy 2056 
(TfNSW 2018) are:
• Waterfall Way corridor improvement 

initiatives for investigation (0-10 years) 
for better east-west connections to the 
New England North West region;

Figure 1.6 Coffs Harbour proposed Bypass and High Speed Rail corridors

Red Rock

Woolgoolga

Co�s Harbour

Sawtell

Bonville

Nana Glen

Coramba

Proposed Bypass & Existing Highway

National Park/State Forest

Roads

LGA Boundary

Major Creeks/Rivers

Provisional High Speed Rail Corridor

N

S

EW

Not To Scale

This map and associated insets 
is indicative only and should be 
read in conjunction with Co�s 
Harbour City Council’s online 
spatial mapping layers. 

High Speed Rail
& Co�s Harbour Bypass
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• Coffs Harbour/Yamba cruise terminal/
infrastructure development Initiatives 
for investigation (10-20 years); and

• corridor protection for Higher 
Speed Connections Initiatives for 
investigation (10-20 years).

The high speed rail corridor options 
are identified in studies undertaken by 
Infrastructure Australia (refer Figure 1.6 
previous page).  Bonville is identified as 
one of the few locations with sufficient 
level land to accommodate a station.

Key opportunities for transport and 
infrastructure

• A more compact settlement form, 
with an intensification of land use, 
will assist in making active and public 
transport services more viable.

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

• Funding of active transport networks 
to make walking and cycling easier 
and planning for new technologies 
such as e-bikes and e-scooters.

• Using a Movement and Place 
Framework to improve centres and 
residential streets while providing 
efficient movement of people and 
goods

• Planning for potential residential 
development linking with a high 
speed rail corridor at Bonville post 
2040.

Community services and 
facilities

The North Coast region as a whole is 
generally well supplied with community 
services and facilities. Coffs Harbour 
is a base for the provision of local and 
regional community services, with 
approximately half of all the community 
services concentrated in the Coffs 
Harbour Central area.

In summary, the facilities available are:
• 36 schools (includes public and 

independent);
• one university and a TAFE campus;
• 23 aged care facilities; and
• 10 community centres.

More community facilities may be 
required in areas where the population is 
growing, including facilities for community 
meetings/functions, libraries and more 
informal facilities.

Cultural Facilities

Coffs Harbour LGA hosts a number of 
facilities and spaces that are managed by 
public and private providers that support 
the cultural and artistic aspirations of 
our community.   These include library 
services, a Regional and other galleries, 
museum, conservatorium, flat floor and 
smaller raked performing arts spaces/
theatre. 

There are limitations with the current 
cultural infrastructure provision and 
areas for further planning include indoor 
and outdoor performing arts spaces, 
indigenous cultural centre and spaces/
precincts for cultural and creative 
industries sector development. 

Informed by the City Centre Masterplan 
Council is undertaking a major regional 
project to revitalise the cultural facilities 
on offer through the development of a 
Cultural and Civic precinct which will 
include:

• A new state of the art Central Library, 
Regional Museum and Regional 
Gallery

• A co-working and digital workshop 
space.

• A multi-purpose meeting space also 
to be used for Council meetings and

• Council customer service and 
administration offices.
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Sport and Recreation

Recreation facilities in the area are 
largely associated with the beach, natural 
environment and hinterland. The most 
popular recreation venues and activities 
are visiting clubs or restaurants, visiting 
foreshore beaches and reserves, picnics 
and barbecues at public recreation areas; 
and visiting parks and gardens.

The C.ex Coffs International Sports 
Stadium within the Coffs Coast Sport 
and Leisure Park attracts national and 
international events, and sport injects 
around $30 million a year into the local 
economy. 

The LGA area contains:
• 27 multipurpose sports field 

venues, which are managed either 
directly by Council, lease or other, 
supplemented by many single use 
facilities eg. netball, tennis, hockey; 
and

• 4 public swimming pools in 
Woolgoolga, Coffs Harbour, Sawtell 
and Nana Glen.

The Coffs Harbour Sports Facility Plan 
(2016) identifies a plan to meet community 
needs for sporting facilities to 2030.

Health

The Coffs Harbour Health Campus was 
opened in 2001. It provides a wide range 
of community and allied health services 
and is a teaching and research hospital. 
It is the major referral hospital for the Mid 
North Coast Local Health District providing 
specialist services to residents in Coffs 
Harbour, Bellingen and Nambucca.

Planning for the new Southern Cross 
University Allied Health Centre will add 
capacity to the growing demand in health 
care education in coming years, adding 
courses and facilities for students in 
pathology, occupational therapy, nursing, 
midwifery, psychological science and 
sport and exercise science. Importantly 
planning for the new health centre can be 
coordinated with the upgrade to the C.ex 
Stadium to revitalise the area in support of 
an integrated health, sport and education 
precinct.

1.4. Global trends 
influencing local 
responses
Global megatrends influence the way 
Council and the Coffs Harbour community 
needs to respond to protect and enhance 
quality of life, economy and environment. 
Below the global megatrends and the 
global challenges are outlined.

Global Megatrends

The CSIRO has completed an analysis of 
the global magatrends that will be of most 
influence in Australia.  It is imperative 
that strategic planning considers the 
implications.

• More from less - The earth has 
limited supplies of natural mineral, 
energy, water and food resources 
essential for human survival and 
maintaining lifestyles. Conserving 
resources through science, 
technology, the way we do business 
and our lifestyles will need to adapt 
backed by robust government policy.

• Going, going...gone - Many of the 
world's natural habitats, plant species 
and animal species are in decline 
or at risk of extinction.  The human 
footprint must be more carefully 
managed in the future to protect 
biodiversity resources.

• The silk highway - Coming decades 
will see the world economy shift 
from west to east and north to south.  
Trading partners, our produce and 
our tourism offerings will need to 
adapt to rising middle classes in Asia, 
South America and Africa.

• Forever young - The ageing 
population is an asset. Australia and 
many other countries that make 
up the Organisation for Economic 
Cooperation and Development 
(OECD) have an ageing population.  
However, retirement savings gaps 
and rising healthcare expenditure 
pressures will also be increasingly 
influential.

• Virtually here - This megatrend 
explores what might happen in a 
world of increased connectivity 
where individuals, communities, 
governments and businesses are 
immersed into the virtual world to 
a much greater extent than ever 
before. Impacts on retail models, how 
and where people work, city design 
and transportation models will need 
to adapt.

• Great expectations - This is a 
consumer, societal, demographic and 
cultural megatrend. It explores the 
rising demand for experiences over 
products and the rising importance of 
social relationships.  Fostering social 
interaction in our communities will 
become of primary importance. 

Similarly, analysis of global development 
challenges outlined by the OECD and 
Infrastructure Australia is summarised in 
Table 1.3.  

Table 1.4 outlines how this relates to the 
North Coast region context and the Coffs 
Harbour LGA local context.

Source: Seen Australia

Source: Global Megatrends – The 2012 revision 
(CSIRO) https://www.csiro.au/en/Do-business/
Futures Reports/Our-Future-World
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Global development challenge

Managing urban growth • Rapid expansion of urban areas can lead to social inequalities and geographic divides.

Building competitive cities

• Fostering competitiveness, innovation and sustainability. Access to affordable 
high speed broadband, efficient public transport and infrastructure. Competing for 
commerce and skilled labour, improving performance, aligning workforce availability 
and capacity to meet demand, support education, research and innovation.

Social challenges

• Affordable housing; integration in the labour markets; demographic change including 
rapid ageing putting stress on infrastructure, health and education. 

• Supporting urban development that supports ageing in place, is socially inclusive and is 
integrated with surrounding community facilities.

• Diverse dwelling forms and sufficient affordable housing options across all tenures 
including home-ownership, private rentals, social housing and crisis accommodation, to 
accommodate people for short or longer periods at different points in their lives.

Climate change and environmental 
damage

• Driven by unsustainable production and consumption patterns leading to extreme 
weather events and flooding. Pressure on natural resources and stresses in water 
supplies. Promotion of transport decarbonisation, walking and cycling.

Sustainable management 
of natural resources

• Reducing resource consumption and waste, improving water, energy and food security.

Sustainable urban finance
• Traditional and new funding mechanisms, cost recovery, public private partnerships, 

monitoring performance of local services.

Quality of life
• Social interactions, variety of services and local goods (including good public services), 

landscape and the built aesthetics, accessibility, energy costs.

Source: Adapted from https://www.oecd.org/urban/roundtable/45159707.pdf and http://www.un.org/en/development/desa/policy/wess/wess_current/wess2013/Chapter1.pdf
Adapted from http://infrastructureaustralia.gov.au/policy-publications/publications/files/Our_Cities_National_Urban_Policy_Paper_2011.pdf

Table 1.3 - Development Trends
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Regional and local trends

Focus growth in cities and centres

Directing growth to locations that do not compromise the natural environment will ensure 
the region grows sustainably and in line with community aspirations. This approach 
protects the sensitive coastal strip, productive farmland and land with significant 
environmental and cultural values for current and future generations.

What this means for Coffs Harbour:
• Evolving housing and accommodation needs.

• Managing the growth of the population that Coffs Harbour is anticipated to expect by 2040. 

• Accommodating Coffs Harbour’s changing age structure to ensure that there is 
adequate age based health and community services.

• Planning for appropriate dwelling typology outcomes (noting the tertiary education age 
bracket is low in the LGA).

• Ensuring that local planning provisions provide for residential choice, quality and 
design options to allow for ageing in place, housing diversity and affordability as the 
population changes over time.

Manage natural hazards

Managing natural hazards can involve developing innovative ways to manage water, 
harness renewable energy and prepare for the impacts of climate change.

What this means for Coffs Harbour:
• The need for appropriate planning controls for areas at risk.

• Guidelines for development to ensure built-form and infrastructure resilience.

A thriving economy

Developing inter-regional and cross-border links, growing farming and tourism sectors, 
high-quality infrastructure and a unique environment. Leveraging these assets will grow 
jobs and the economy over the longer term.

What this means for Coffs Harbour:
• Opportunities for job growth to attract and retain younger people, and professional and 

skilled workers.

• Capitalising on the improvements to inter-regional links as a result of the Coffs Harbour 
Bypass.

Infrastructure delivery

Continued infrastructure delivery will be required to support the growth of the region’s 
communities and economy. Greater connectivity provided by the Pacific Highway upgrade 
should increase these opportunities.

The NBN will continue to provide people with more options to enjoy the region’s lifestyle 
while accessing wider markets.

What this means for Coffs Harbour:
• Preparing for the Coffs Harbour bypass and the issues and opportunities that presents. 

• Ensuring that growth areas, in particular, can be adequately serviced.

Vitality of business centres

Growing cities and centres as the principal focus of employment for commerce and retail 
sectors as well as for social activity will support tourism, foster a strong sense of place 
and service growing populations.

What this means for Coffs Harbour:
• Supporting centres by delivering a critical mass of residents within the centre.

• Ensuring the vitality of the tourism industry to further support centres while balancing 
the needs of long-term residents.

Employment land

An appropriate supply of employment land will need to be identified in locations that 
are supported by freight access and protected from encroachment by incompatible 
development.

What this means for Coffs Harbour:
• Ensuring adequate supply of well-located employment land.

• Exploring opportunities for job growth to attract and retain younger people, and 
professional and skilled workers.

• Partnering with neighbouring Council’s to enable adequate supply of industrial land that 
cannot be provided in the LGA due to land based constraints.

Table 1.4  Regional and local development trends
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Regional and local trends

Well-designed communities

Precinct planning can be used to support local character; active lifestyles; provide 
residents with a greater sense of wellbeing and belonging; plan urban renewal and 
expansion; coordinate development and infrastructure; protect the local character 
and environmental values of an area; and establish stronger relationships between 
communities - supported by appropriate social infrastructure to respond to local needs.

What this means for Coffs Harbour:
• Delivering a placemaking framework to shape its towns, villages, precincts and places.

• Enabling the type of development outcomes required to meet growth and future needs.

Heritage

Aboriginal cultural heritage and communities will be respected and supported as the 
region grows. Links with heritage also contributes to the identity of a local community and 
its sense of place and belonging.

What this means for Coffs Harbour:
• Ensuring local heritage is captured and investigate opportunities to protect the area’s 

Aboriginal and non-Aboriginal heritage. 

Housing choice & tourism 
accommodation

Future housing will be directed to locations that can accommodate more housing and that 
have existing or planned infrastructure and services. Pursuing suitable housing densities 
in the right locations will create a more compact urban footprint and protect significant 
environmental areas. 

Housing that meets the needs of residents on a range of incomes will also be important in 
addressing affordable and social housing to help reduce social disadvantage and provide 
shelter.

Balancing the need to support a thriving tourism economy and protecting residential 
amenity will be critical.

What this means for Coffs Harbour:
• Ensuring the local planning provisions provide for residential choice, quality and 

design options to allow for ageing in place, housing diveristy and affordability as the 
population changes over time.

• Addressing the pressure for the conversion of tourist resorts to housing lots as Short-
Term Rental Accomodation leads to affordability and amenity issues.

Source: North Coast Regional Plan 2017
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Specific Issues:

To plan for and manage population 
growth, it is important to understand the 
issues influencing supply and demand 
for various land uses within the LGA. 
For residential, large lot residential and 
employment land uses, the LGMS needs 
to estimate the legitimate demand for 
each land use and consider whether there 
is sufficient land supply to meet future 
needs. 

The following matters and issues 
have also informed the Local Growth 
Management Strategy:
• Changes in population and 

demographic profile and future 
trends.

• Outcomes of the 2016/17 Housing 
and Land Monitor.

• Land supply opportunities and 
constraints. 

• Estimates of the capacity for infill 
and renewal in the existing urban 
footprint to minimise impact on 
environmentally and culturally 
sensitive land, heritage and scenic 
values, and agriculturally significant 
land.

• Infrastructure delivery to maximise 
efficiency of land use planning and 
the cost burden to the community.

• Balancing land use planning to 
ensure that employment land needs 
are protected.

• The amount of land to be released 
for residential land uses is addressed 
in Chapters 4 and 7 of this Strategy.

• The amount of land to be released 
for large lot residential and 
employment land uses are addressed 
in Chapters 6 and 8 of this Strategy.

1.6. Community 
consultation
To maximise feedback 
during development of this 
Strategy, a multi-pronged 
community consultation 
approach was taken 
including:

• Online survey (258 responses).
• Post cards for quick feedback (165 

responses).
• Workshop 1 – Coramba.
• Workshop 2 – Woolgoolga.
• Jetty Markets drop in sessions, Coffs 

Harbour. 
• Workshop 3 – Sawtell. 

Feedback was specifically elicited on the 
following matters:
• land use and development outcomes 

in local neighbourhoods;
• supporting jobs and business 

opportunities in local 
neighbourhoods;

• improving the quality of the urban 
environment and making local 
neighbourhoods more people-
friendly; 

• what makes the character of local 
neighbourhoods unique or special; 

• comments and suggestions for 
consideration by Council for local 
areas and the broader LGA;

• the preferred growth model;
• key opportunities and issues 

regarding specific localities;
• opportunities and issues associated 

with rural lands; and
• results from the Place Score place 

measurement tool.

Residents from over 23 Coffs Harbour 
suburbs provided their feedback, with the 
most responses received from residents 
of the suburb of Coffs Harbour.

The Coffs Harbour LGA 2019 Place 
Score project resulted in a total of 2,075 
responses. Key strengths for the overall 
LGA were identified as elements of the 
natural environment; and locally owned 
and operated businesses. Liveability 
improvement priorities included the 
quality and general condition of public 
space; access and safety of walking, 
cycling and public transport; and 
protection of the natural environment.

1.5. Methodology
The preparation of the 
Local Growth Management 
Strategy has been 
undertaken over an 
extended period. 

Process:

Preparation of the Local Growth 
Management Strategy involved the 
following steps:
• Desktop review of existing studies 

and information. Key guiding 
documents include:

 » The Community Strategic Plan 
(MyCoffs); and

 » The North Coast Regional Plan 
2036.

• Community consultation, with 
responses informing the overall 
approach, placemaking principles 
and recommendations.

• Analysis of expected population 
growth and population profile 
using data provided by the NSW 
Department of Planning, Industry 
and Environment, Australian Bureau 
of Statistics, profile.id and ARUP 
as outlined in Section 2.1 of this 
Strategy.

• Analysis of supply and demand for 
various land uses drawing on:

 » population projections;
 » the current capacity of land 

based on up-to-date information 
regarding subdivision and 
development applications;

 » development projections; and
 » housing and employment trends

• Analysis of existing growth areas 
and potential infill opportunities.

• Key parameters such as the ability of 
the urban structure to accommodate 
densification; the current and 
potential planning controls that could 
apply to certain localities; analysis 
of lot size and strata patterns; 
conversion rates to 2040.

• Liaison with the NSW Department of 
Planning, Industry and Environment.
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"Protect the environment and green 
spaces"
Resident of Coffs Harbour

"Urban Consolidation not urban 
sprawl"
Resident of the Jetty

"Better designed developments"
Resident of Avocado heights

"Better footpaths"
Resident of Coffs Harbour
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2. Supply and 
Demand Analysis

2
To determine the ability of existing 
settlements to accommodate expected 
growth, it is important to understand the 
supply and demand for various land uses 
within the LGA. 
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2. Supply and 
Demand Analysis

2
2.1 Residential Demand Analysis
In order to estimate demand for residential dwellings, it is 
imperative that the projected population growth to 2040 be 
as accurate as possible. The following analysis estimates the 
demand for residential dwellings and considers whether there is 
sufficient land with capacity to meet future needs. 

To do so, the analysis draws on:
• population projections and dwelling demand projections;

• the current capacity of land, based on up-to-date information regarding development controls, 
planning proposals, subdivision and infrastructure planning, and development approvals;

• infill and renewal projections supplemented by dwelling projections for already identified urban 
expansion areas; and

• housing trends.

This analysis provides the basis for recommendations for actions and sequencing in chapters 4 and 
7 of this Strategy. The demand analysis draws on three sources of dwelling projections, utlilising 
different methodologies.

Extrapolated Population and Dwelling Growth to 2040

Department of Planning, Industry and Environment

It is predicted by 2040, Coffs Harbour's population will increase by 22,770, bringing our total 
population to 97,440. This population projection is based on a ‘main growth scenario’ developed 
by the Department of Planning, Industry and Environment (DPIE) with an average annual population 
increase of 1.1%. 

The three main factors influencing change in Coffs Harbour are internal migration gain, overseas 
migration and an ageing population (DPIE 2017). DPIE’s low, main and high forecasts for growth are 
set out in Figure 2.1.  The DPIE projections have been extrapolated to 2040.

The expected changes in age structure of the LGA is provided in Figure 2.2. The extrapolated 
data projections suggest that the working age population of Coffs will continue to decline to 2040, 
while the over 65 demographic will grow. Despite this, a number of mitigation measures have been 
included in this Strategy to directly attract working age people (millenials) to Coffs Harbour, to 

DPIE Population and Household Projections and Implied Dwelling Requirements 2016. Note: The population projections are not 
targets. Projections are based on assumptions that take into account trends for births, deaths and migration.

Figure 2.1 DPIE scenario population forecasts for Coffs Harbour LGA
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Table 2.1 Extrapolated population data derived by dwelling growth analysis based on ARUP assessment*

Dwelling Growth Extrapolated population growth

Zone 2017 2026 2036 2040 2017 2026 2036 2040

Boambee East 2153 2296 2361 2415 5232 5579 5737 5863

Bonville - Bundagen - Boambee 1694 2064 2765 3057 4116 5016 6719 7428

Coffs Harbour (Central North) 2566 2619 2707 2749 6235 6364 6578 6680

Coffs Harbour (Central) 2818 2927 3072 3880 6848 7113 7465 7680

Coffs Harbour (North East) 2986 3345 3683 3840 7256 8128 8950 9332

Coffs Harbour (South East) 1275 1870 2273 2573 3098 4544 5523 6252

Coffs Harbour (West) 2362 2855 3530 3810 5740 6938 8578 9258

Korora - Sapphire Beach 2019 2522 2811 3043 4906 6128 6831 7395

Moonee Beach 748 1008 1588 1824 1818 2449 3859 4481

North Boambee Valley 740 950 1261 1397 1798 2309 3064 3393

Northern Beaches 2266 2514 2891 3050 5506 6109 7025 7411

Rural West 1919 2035 2148 2202 4663 4945 5220 6318

Sandy Beach - Emerald Beach 1873 2099 2512 2698 4551 5101 6104 6556

Sawtell 1955 2073 2185 2243 4751 5037 5310 5452

Toormina 2769 2831 2937 2967 6729 6879 7137 7209

Woolgoolga 2419 2697 3448 3729 5878 6554 8379 9062

Total 32,562 36,705 42,172 45,477 79,126 89,193 102,478 109,770

*Preliminary land use forecasts developed for the Coffs Harbour Bypass Environmental Impact Statement and concept design are subject to planning approval. NSW Roads and 
Maritime Services makes no representation or warranty in relation to the accuracy and completeness of this information.

Figure 2.2 Forecast change in age structure, Coffs Harbour LGA 1996 to 2040
Source: 2016 DPIE Population and Household Projections
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Table 2.2  Forecast change in dwellings between 2016 and 2040

Source Dwelling baseline
Number of 
dwellings  

projected at 2040

Population 
projection 2040

Additional 
dwellings

Average 
dwellings per 

year

DPIE 
34,650 (2016 
forecast)

45,300 97,440 +10,650 444

ARUP
32,210 (2016 
forecast)

45,477 109,770 +13,267 553

profile.id 32,493 (2016 ERP) 44,688 102,958 +12,195 508
INorth Coast Regional Plan based on 2016 DPIE Projections; ARUP Population and Employment Forecasting prepared for RMS in 2017; 2017 profile.id forecasts.
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influence the future demographic profile 
for the LGA. This is discussed more in 
Chapter 7 of this Strategy.

ARUP 

Detailed investigations by ARUP to inform 
the Coffs Harbour bypass have further 
outlined the changes that are likely to 
occur in the Coffs Harbour LGA based on 
dwelling development analysis. 

This has been extrapolated (Table 2.1) 
using the current average household size 
for Coffs Harbour (Profile.ID) to give a 
population estimate of 109,770 in the LGA 
by 2040. However, it should be noted that 
household sizes have had a downward 
trend in the LGA and this is likely to 
continue. 

profile.id

The Coffs Harbour population is forecast 
to grow from 74,670 in 2016 to 102,958 
by 2040 with a 24% change.  Note that 
the profile.id forecast to 2036 has been 
extrapolated to 2040.

Over the next 10 years, the age structure 
forecasts for Coffs Harbour by profile.id 
indicate a 16.0% increase in population 
under working age, a 28.7% increase in 
population of retirement age, and a 6.9% 
increase in population of working age. 

Extrapolating the 2036 profile.id forecast 
to 2040 demonstrates that an additional 
12,195 dwellings are required for Coffs 
Harbour, taking the total number to 
44,688, with an average of 508 dwellings 
per year. 

The largest forecast increase to 2040 
in household type is expected to be 
'Couples without dependents'.

Conclusion

It can be assumed that anywhere between 
a 97,440 to 109,770 population to 2040 is 
a reasonable indicator of future growth for 
the Coffs Harbour LGA.  This has provided 
the basis for residential demand in this 
Local Growth Management Strategy. 

Density in Coffs Harbour 
LGA

Only a very small portion (3% according 
to profile.id) of Coffs Harbour LGA’s 
housing market is made up of high 
density housing, defined by profile.id as 
flats and apartments in three storey and 
larger blocks. The setting, context and 
low-key character of the majority of the 
Coffs Harbour LGA does not generally 
lend itself to high density living other than 
in the City Centre; for tourist and visitor 
accommodation uses in certain well-
located areas; and potentially some select 
strategic sites such as Park Beach and the 
Jetty.

With growth in single person households 
and a growing population of over 65s, 
demand for smaller dwellings is likely 
to increase. The community has made it 
clear to Council that they would like to 
keep future development to the existing 
urban footprint. 

To accommodate growth within the 
existing urban footprint, it will be 
important to encourage higher density 
developments and smaller lot sizes for 
new sites and infill in existing suburbs, 
and to ensure that they include outdoor 
living space, trees and landscaping. 

The State Government has developed a 
Low Rise Medium Density Design Guide 
(2018) that would enable medium and 
lower density housing typologies to be 
approved under State Environmental 
Planning Policy (Exempt and Complying 
Development Codes) 2008 where 
permitted in the zone. At present, this has 
been deferred in the Coffs Harbour LGA. 

The North Coast Regional Plan 2036 also 
identifies a housing priority to enhance 
the variety of housing options available 
by increasing the number of homes in and 
around the Coffs Harbour City Centre, 
Coffs Harbour Jetty and Park Beach.

Dwelling demand 
projections and residential 
capacity

This analysis draws on dwelling 
projections from DPIE, ARUP and 
profile.id, set out in Table 2.2.
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ARUP relied on 2011 Census data to 
develop their projections, whereas DPIE 
and profile.id relied on 2016 Census data. 
These projections have been extrapolated 
to 2040.

ARUP’s forecast relied on land use inputs 
that take into account planned changes to 
the LEP, including recent land use zoning 
changes. DPIE and profile.id’s forecasts 
are based on population change and 
demographic assumptions, and  
profile.id also considers building activity 
and demolitions.

DPIE projections (extrapolated to 2040), 
are projecting a lower population but a 
higher proportion of dwellings by 2040 
than other projections.  DPIE has assumed 
an average household size of 2.29 
persons compared with profile.id’s 2.38.

The average number of new dwellings 
required per year over the next 20 
years is forecast between 444 and 553. 
By comparison, the rate of dwelling 
growth between 2011 and 2016 was 353 
dwellings per annum (profile.id). 

Between 10,650 – 13,267 dwellings will 
be required to meet projected growth 
by 2040.  To meet the DPIE target of 
delivering 40% of new dwellings as 
multi-dwelling housing, 4,260 – 5,306 
dwellings will be required to be in the 
form of townhouses, villas, manorhouses, 
and apartments, as well as attached and 
secondary dwellings (Table 2.3).

6,390 – 7,960 single 
dwellings required 
by 2040

4,260 – 5,306 multi-
dwelling housing 
required by 2040

10,650 – 13,267 
additional dwellings 
required by 2040

Conclusion Snapshot 

Table 2.3 Additional dwellings required in Coffs Harbour LGA by 2040

2.2  Residential 
Supply Analysis 
2018

A residential supply 
analysis has been 
undertaken to demonstrate 
that there is sufficient land 
within the Coffs Harbour 
LGA to match the estimated 
dwelling demand over the 
planning period (2040).

The land that will supply most of the 
residential dwellings required by the 
LGA up to 2040 and beyond, (and the 
mechanism for this), is identified on 
the maps in Chapter 4 of this Strategy. 
The North Coast Regional Plan 2036 
identifies Corindi Beach, Woolgoolga, 
North Boambee Valley and Bonville as 
key investigation areas for urban land for 
delivery of further housing.

Methodology for Residential 
Supply Analysis

Dwelling yield is based on the 
development opportunities in individual 
precincts and sites (refer to Chapter 4 
Compact City Program).

The categories of land assessed are: 
• “Infill” - land that is zoned to permit 

residential development and may (or 
may not) be currently developed for 
residential purposes;

• “Renewal” - land that is zoned to 
permit residential development and 
is used for that purpose but for a 
variety of reasons may be suitable for 
redevelopment at a higher density;

• “Growth”– land that is not yet zoned 
for residential development but is in an 
existing urban investigation area. 

The following steps were undertaken (as 
relevant to each site) to assess dwelling 
capacity:

• Confirm the area of each locality in 
hectares (this is usually a gross area 
inclusive of roads, etc). Gross areas 
typically discounted by 20 to 50% 
to account for roads, infrastructure, 
open space, environmental areas and 
otherwise constrained land.

• Confirm the existing Local 
Environmental Plan land use zone, 
Floor Space Ratio and Building Height 
controls.

• Confirm Development Control Plan 
residential density controls.

• Check if there are any planning 
proposals affecting dwelling yield that 
are in progress or soon to commence.

• Check for precinct specific estimates 
of vacant land and/or non strata land or 
lots.  It is assumed that non strata land 
is more likely to redevelop than strata 
lots.

• Check Coffs Harbour City Council 
mapping for constraints including 
flooding, Pacific Highway corridor and 
noise buffer, native vegetation and 
koala habitat, European and cultural 
heritage, land contamination and 
coastal hazards.  

• Check air photos and cadastre for 
prevailing lot size or other issues such 
as horticulture. 

• Check for water/sewer availability or 
likelihood of supply.
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• Check if Council contributions planning 
have identified a specific lot or dwelling 
capacity (typically Growth sites).  If 
these are available, they are used as 
estimates.

• Check last ten years of approvals for 
residential development types per 
locality to assess trends in residential 
density for that locality.

• Review any site specific studies where 
available.  

• Where buildings over 8.5 metres are 
anticipated by the Local Environmental 
Plan, determine likely Gross Floor Area 
per storey, likely number of storeys 
and dwelling yield based on 75m2 per 
dwelling.

• For Coffs Harbour City Centre, 
estimate yields based on findings from 
the Review of Building Heights and 
Built Form in the Coffs Harbour CBD 
(Coneybeare Morrison 2018).

• Assume a conservative net area for 
development or conservative lot 
count to establish an area of potential 
residential development.

• Assume a conservative conversion 
rate of developable land up until 2040.  
Range is zero to 100%.  Conversion 
rate is the percentage of the land 
that is likely to be developed up until 
2040. Some sites are likely to be fully 
developed by 2040 while others are 
likely to have capacity beyond 2040.

• If land is not currently in an urban zone 
then a zero conversion rate is assumed 
unless information on planning 
proposals suggests otherwise.  This is 

due to the difficulty in rezoning land 
and the long lead times to transfer land 
from rural to urban and then ultimately 
to develop for dwellings.

• For zoned residential land not included 
in an infill or renewal area, a pro rata 
yield based on the last ten years of 
approvals is assumed to account 
for secondary dwelling and duplex 
development in established residential 
neighbourhoods.

Conclusion

Coffs Harbour LGA has a wide range of 
residential land opportunities from north 
to south, including significant infill and 
renewal of urban zoned land as well 
as growth opportunities. Some of the 
infill areas such as the Coffs Harbour 
City Centre, Coffs Jetty and Park Beach 
have significant capacity for residential 
dwellings in the form of medium and high 
density that will come to fruition over a 
long time frame. Some growth areas will 
also yield dwellings in the long term as 
infrastructure is provided and constraints 
are resolved.

However, the LGA is estimated to have 
sufficient land to provide about 14,345 
dwellings up to 2040.

2.3 Balancing 
Residential 
Demand and 
Supply
Demand for residential dwellings arising 
from population growth and demographic 
change up to 2040 is forecast to be 
between 10,650 and 13,267 dwellings. 
The residential supply analysis shows 
that the LGA has the capacity based on 
urban zoned land (infill and renewal) and 
realistic growth areas to supply about 
14,345 dwellings up to 2040.  Achieving 
the DPIE target of delivering 40% of new 
dwellings as multi-dwelling housing is 
realistic given the opportunities provided 
by infill and renewal localities. 

A summary of the dwelling demand 
balanced against supply is for the LGA is 
presented in Figure 2.3.

TOTAL DWELLINGS REQUIRED
 10,650 – 13,267 additional dwellings 
required by 2040

DWELLINGS THAT CAN BE 
DELIVERED
14,345 by 2040

UP TO
3,760 above the 2040 target

SINGLE DWELLINGS REQUIRED
6,390 – 7,960 by 2040

SINGLE DWELLINGS THAT 
CAN BE DELIVERED
8,670 by 2040

UP TO
2,280 above the 2040 target

MULTI-DWELLINGS REQUIRED
4,260 – 5,306  by 2040

MULTI-DWELLINGS THAT 
CAN BE DELIVERED
5,740 by 2040

UP TO
1,480 above the 2040 target

Source: g2 architects Source: g2 architects Source: g2 architects

Figure 2.3  Snapshot of the residential dwelling supply and demand analysis for the Coffs Harbour LGA up to 2040
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3. Strategic Approach

3
In 2005, Coffs Harbour City Council prepared 
the Our Living City Discussion Paper. The 
paper included three growth scenarios:

• the Compact City with a focus on urban consolidation in 
existing urban areas with little expansion of additional 
zoned residential areas and no expansion of rural 
residential development;

• the Expanding City with a focus on some expansion of 
residential and rural residential zones and consolidation in 
some urban areas; and

• the Dispersed City with of focus on expansion of urban 
development into previously undeveloped sites and with 
minimal consolidation.
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3. Strategic Approach

3
3.1 Growth Management Philosophy
Feedback from community consultation on the three growth scenarios 
in 2005 indicated a preference for a Compact City approach to guide 
future development in the Coffs Harbour LGA.

The preferred development scenario has been reaffirmed as part of the development of this revised and 
updated Local Growth Management Strategy. Community consultation undertaken by Council in April 
2017 overwhelmingly confirmed the community’s desire for Council to:
• focus new development in existing urban areas;
• support a range of housing types to cater for the population as it changes and grows;
• limit urban development on high conservation value land;
• limit urban development on land impacted by natural hazards (i.e. flood, bushfire and coastal 

processes); and
• identify the distinctive features of the natural landscape in each locality.

The growth model provided in this Strategy thus maintains the community’s preference for a Compact 
City approach (Figure 3.1). In this regard, the fine-grained residential land audit undertaken as part of 
this Strategy has a key objective of understanding the residential capacity of key areas in the existing 
urban footprint.  This is in addition to locations already earmarked for urban development that have 
been planned to avoid environmental and other constraints. Development in these areas will have a key 
objective of increasing the efficiency of land uses and offering a greater diversity in housing to cater to 
changing demographics and delivering housing affordability.

Placemaking will be integrated with this approach to reflect the work being undertaken by Council in 
partnership with the community to demonstrate support and an ongoing commitment to maintaining and 
enhancing what is working in areas, what can improve, and how new development can build on existing 
unique characteristics. A thriving innovation and business culture is also a critical aspect of the vision.

COMPACTNESS

Density

Distance

Diversity

Figure 3.1 Compact City Philosophy
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Objectives & Principles

Connected
Great neighbourhoods 
with a range of housing 
choices and lifestyle 
options

Focus population growth within the existing developed footprint and identified growth 
areas - compact urban form focusing on infill and urban renewal and optimising greenfield 
development to deliver diverse housing stock and lifestyle benefits of improved access to and 
utilisation of social and cultural infrastructure and services

Ensure development meets the changing needs and expectations of the community - 
ensure housing diversity and strategies that support changing demographics

Increase affordable housing for residents on a range of income - pursue strategies for 
affordable housing

Maintain the region’s distinctive built character and ensure sustainable design and best 
practice development provides quality housing outcomes - guide development to protect 
and enhance character; and improve social connections and liveability through placemaking 
outcomes

Provide safe and inclusive community spaces and activities that bring people together 
- stewardship for places and hubs to improve the lifestyles and sense of belonging for our 
residents

Partner with neighbouring Council’s to deliver industrial land - where it cannot be delivered 
in the LGA due to land based constraints

Sustainable
The most stunning 
environment in NSW 
sustained for the future

Protect the value and benefits of the natural environment - better use our land resources to 
ensure the environmental qualities and the agricultural productivity of our LGA are preserved

Protect local heritage and build character through placemaking

Promote less use of private cars - increased walking and cycling and improved viability of 
public transport

Adapt for climate change - ensuring development avoids natural hazards and is resilient

Increase the use of renewable resources and recycling - ensure critical mass in residential 
areas to optimise services

Minimise the environmental impact of agricultural production - protect the viability of 
agriculture and minimise land use conflict

Thriving
A thriving interconnected 
sustainable economy

Urban and business centres are activated, vibrant, connected - offer the amenity that 
encourages businesses and professionals to locate in the LGA and to achieve a critical mass 
to promote new business and attract a skilled labour force

Promote year round sustainable tourism opportunities - enhance amenities at popular 
destinations

Encourage walkability and cycling in urban centres, plan for improved public transport 
options and encourage the use of the public transport network as an alternative mode of 
transport - promote vibrancy and critical mass in centres to support businesses and transport 
viability

Develop employment precincts which will drive opportunities for new investment - 
optimisation of anchors for employment lands in the South Coffs Enterprise Area (including 
Airport, Health, Stadium and Education Precints) to deliver economic agglomeration and 
multiplier effects 

Target new infrastructure investment to optimise outcomes - coordinate local infrastructure 
delivery

G
oa

ls
Table 3.1 - Compact City Growth Model objectives and advantages
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Compact City Growth Model

As discussed previously, community and 
stakeholder feedback has consistently 
supported a compact urban development 
model to maximise environmental, social 
and economic sustainability. 

The delivery of a compact yet balanced 
growth model is underpinned by 
strategies of both consolidating the 
existing urban footprint and making 
better use of land resources in existing 
greenfield investigation areas, whilst 
optimising place outcomes. In this way, 
housing choice, social, environmental and 
economic outcomes are achieved. 

Key objectives and advantages of the 
Compact City Growth Model are identified 
in Table 3.1.
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3.2  Vision 
The Vision for Coffs Harbour 
is identified in the MyCoffs 
Community Strategic Plan 
as ‘Connected, Sustainable, 
Thriving’. 

Figure 3.3 outlines the key MyCoffs 
Community Strategic Plan objectives which 
are relevant to the Local Growth Management 
Strategy. 

The Local Growth Management Strategy 
refines this vision and provides the template 
for achieving the vision where it relates to 
growth in the Coffs Harbour LGA.

Figure 3.3 - MyCoffs Vision 2017

Liveable neighbourhoods with a 
defined identity
• Growth is focused on our existing 

urban footprint.

• Land use planning and development 
is designed to protect the values 
and benefits of our LGA.

• Development responds to the 
changing needs and expectations of 
our community.

• Sustainable design and best 
practice development provide 
quality housing options.

• Cultural and European heritage is 
protected.

• Neighbourhoods are well designed.

A sustained natural environment
• Environmental impacts from 

agricultural production are 
minimised.

• Impacts on the natural environment 
are mitigated.

• Resource consumption is reduced.

A thriving and sustainable local economy
• Land use planning supports innovation 

and growth sectors.

• Urban and business centres offer 
amenity, connectivity and lifestyle to 
support economic growth.

• Tourism is promoted and investment in 
the sector is encouraged.

• Agricultural productivity is supported.

Connected and inclusive places
• Opportunities for people to connect 

through great places are provided.

• New residents and visitors are 
welcomed.

• Innovative solutions to affordable 
housing provision are explored.

Confidence in our leadership
• Strategic directions are inclusive and 

reflect community views.

• Communities have the opportunity to 
shape the future. 

In response to community consultation 
and key stakeholder engagement, 
commitments to achieving the 
community aspirations for sustainable 
growth are:
• A compact urban form is facilitated, 

focusing on infill and urban renewal 
and optimising greenfield development 
to deliver diverse housing stock and 
lifestyle benefits.

• Placemaking is undertaken to create 
great neighbourhoods with a range of 
housing choices and lifestyle options.

• Stewardship is provided for places 
and hubs, to improve the lifestyles and 
sense of belonging for residents.

• Anchors are optimised for employment 
lands in the well-located Airport, Health 
and Education precincts to deliver 
economic agglomeration and multiplier 
effects.

• Vibrancy and critical mass in business 
centres are promoted to support 
businesses.

• Integration with our neighbouring 
LGAs  is encouraged, so as to deliver 
development typologies that are 
constrained in the Coffs Harbour LGA. 

Key MyCoffs Community Strategic Plan objectives relevant to the Local Growth 
Management Strategy are:

OUR VISION - Connected, Sustainable, Thriving 

Coffs Harbour, located on the NSW North Coast where the Great Dividing Range 
almost touches the Pacific Ocean and Solitary Islands Marine Park, is one of 
Australia's most biodiversity rich areas. Coffs Harbour is both a growing city 
servicing the region; and an important food bowl for NSW and internationally.

In the Coffs Harbour LGA, our growth is focused on our existing urban footprint 
in key centres, prioritising growth in the City Centre, Jetty and Park Beach; along 
with Woolgoolga and Sawtell. We embrace coastal living, and celebrate our 
playground harbour with a key spine linking it to our City Centre. The City Bypass 
traverses the green hills surrounding the city; and the post-highway spine has 
become a vibrant city core.

A compact, cosmopolitan city is being delivered for Coffs Harbour through 
a placemaking framework, which is based on an efficient public transport 
system, an urban layout which encourages walking and cycling, low energy 
consumption and reduced pollution. This placemaking framework has allowed 
us to create great neighbourhoods with a range of housing choices and lifestyle 
options. Design excellence and quality housing options are encouraged and 
our development has responded to the changing needs and expectations of 
our community. We embrace positive ageing and enable older people in our 
community to live independently and age in place.

Our urban and business centres offer amenity, connectivity and lifestyle to 
support economic growth. Tourism is promoted and investment in the sector is 
encouraged. Our South Coffs Enterprise Area (including Airport, Health, Stadium 
and Education Precints) is an anchor for the City, with our airport offering direct 
flights domestically. We work with the subregion to optimise our employment 
lands and to harness subregional connectivity. We offer world class sporting, 
tourism and visitor experiences.



  Chapter 3 Strategic Approach     25

3.3 Placemaking 
Framework
Placemaking is a people-
centred approach to the 
planning, design and 
management of public spaces. 
It is both a process and a 
philosophy, and is much more 
than street beautification or 
streetscaping. 

It involves understanding the bigger story 
about a place, at the same time as being 
attentive to the small but important details; 
and taking care of what is there already 
as well as anticipating what is still needed 
to make a place work. Placemaking is a 
process that fosters the creation of vital 
public destinations14. 

Quality places are made up of 
environmental, social and economic 
elements which in combination result 
in places we want to be in, benefitting 
everyone. Making successful places 
isn’t just about getting the mix of land 
uses and locations right, it’s also about 
getting the physical form of development 
right. Placemaking therefore looks at 
understanding the local community with the 
intention of creating spaces that promote 
social connections, health and well-being 
and support its ongoing evolution15. 

This section of the Strategy sets out a 
framework for placemaking for Coffs 
Harbour, so as to enhance liveability, create 
opportunities for economic prosperity and 
embrace design excellence.

The Compact City Growth Model will be 
delivered across the Coffs Harbour LGA 
by a placemaking process outlined in this 
Strategy to ensure that our communities 
shape the places that they live in. The 
placemaking framework informs the 
placemaking process that will be delivered.

14 Placemaking Chicago 2008).
15 GAO, 2017:57 and Project for Public Spaces 2014
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Placemaking Framework Explanation

LGA

H

RC

CC

MT

CV HV

PR

PL

CMV

LGA

RC

CC

MT

CMV

CV

HV

PR

PL

H

Local Government Areas (LGA) in New South Wales are is defined in the Local 
Government Act 1993. The Coffs Harbour LGA is located on the Mid North 
Coast of New South Wales, about 540 kilometres north of Sydney and 440 
kilometres south of Brisbane. The LGA is bounded by the Clarence Valley LGA 
in the north and west, the Coral Sea in the east, and Bellingen Shire LGA in the 
south. The land area of the LGA is 117,478 hectares.

The North Coast Regional Plan 2036 defines Coffs Harbour as the regional 
city for the Coffs Harbour LGA. A regional city provides a significant share of 
the region’s housing and jobs, and delivers a variety of high level services, 
including civic, entertainment and cultural venues. The extent of the Coffs 
Harbour Regional City is described within the North Coast Regional Plan 2036

A city centre is the central business district for a LGA and is the primary 
commercial, employment and retail centre in the region. The extent of the Coffs 
Harbour City Centre is defined in the Coffs Harbour City Centre Masterplan 
2031 and Coffs Harbour Local Environmental Plan 2013.

A major town serves the sub-region and provides outreaches of regional 
services. Major towns are typically self-contained centres with shopping and 
business services and possibly bulky goods, warehousing, transports logistics, 
agricultural support services, health services and professional services. Local 
employment and urban amenity support opportunities for higher density living.

Compact villages provide for more sustainable communities, with higher 
residential densities with mixed land uses, ample village green spaces 
within settlement areas, efficient public transport and an urban layout which 
encourages walking and cycling, low energy consumption and reduced 
pollution.

A coastal village is a small centre. Coastal villages are often remote from other 
settlements and usually have a small vibrant centre within a distinctive and 
intact natural environment (Coastal Council 2003).

Hinterland villages are small centres located within a predominately rural 
landscape set behind the coast. Similar to a coastal village, they are often 
remote from other settlements and may comprise a small centre.

A precinct is the locality or area immediately surrounding a ‘place’ and is often 
used in landuse planning to demarcate or describe an area that can be planned 
due to the interrelationships within the precinct, such as: the character of the 
area, housing, schools, parks and open space, transport, infrastructure and 
services.

A place most often sits within a ‘precinct’ and is a locality used for a special 
purpose, such as: a public square, a small street, or a neighbourhood park.

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.

Note: Whilst this placemaking classification has been applied to the Coffs Harbour LGA, it remains fluid 
as communities grow and change over time. Classifications may also vary as placemaking processes are 
rolled in more detail across the LGA.

Figure 3.3  Placemaking framework explanation
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Figure 3.4  Placemaking hierarchy in the Coffs Harbour LGA (also refer to inset maps 1 - 16)

3.3.1 Place Hierarchy
In delivering a Compact City 
Growth Model across the 
Coffs Harbour LGA, Council 
will utilise a placemaking 
process informed by a place 
hierarchy.

This place hierarchy is explained in Figure 
3.3; and is as set out in Figure 3.4 and 
inset maps 1-16 (following Figure 3.4). 

This map and associated insets is indicative only and should be read in 
conjunction with Co�s Harbour City Council’s online spatial mapping layers.
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These maps represent the areas that 
define each boundary under which 
a place manual will be developed. It 
should be noted that the boundaries are 
indicative only and should be viewed on 
Council's Geocortex mapping layer. The 
place making process is outlined from 
Section 3.3.2 of this Strategy.

A place manual will act as a guideline to 
deliver private and built form outcomes 
for a particular town, village, precinct, 
place or hub.
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Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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Woolgoolga

CV 1 Safety Beach

PR 2 West Woolgoolga

PR 3 Woolgoolga Solitary Islands Way
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Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

n

s

ew

n

s

ew

Inset 4

3

2

2

1

1

RC Regional City

CV 1 Sapphire Beach

CV 2 Korora

CV 1 Emerald Beach

PR 2 Heritage Park / Avocado Heights

CV 3 Moonee Beach

Inset 3



30 Coffs Harbour Local  Growth Management Strategy To 2040

Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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Not to scale

Not to scale

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 

This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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Not to scale
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This map and associated insets is indicative 
only and should be read in conjunction with 
Coffs Harbour City Council’s online spatial 
mapping layers. 
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3.3.2 Placemaking 
process
To assist in achieving the 
vision of this Strategy and to 
create places that promote 
people’s health, happiness, 
and economic wellbeing 
across the Coffs Harbour 
LGA, it is recommended that 
a series of placemaking 
exercises are undertaken to 
develop Place Manuals for 
key villages and precincts 
identified in the place 
hierarchy.

A Place Manual is a document that 
captures a common vision; a masterplan to 
guide growth and changes in line with the 
community’s needs and aspirations; and 
an implementation strategy. The strategic 
framework for this process is provided in 
Figure 3.5.

3.3.3 Placemaking 
criteria
In the process of creating 
places across the 
Coffs Harbour LGA and 
developing Place Manuals 
it is recommended that 
industry recognised 
principles and placemaking 
criteria are used as a 
baseline, including:

• Eleven Principles of Placemaking 
from How to Turn a Place Around 
(PPS Inc. 2000);

• Place vitality criteria developed 
(McGregor Coxall 2018); 

• Better Placed: An Integrated Design 
Policy for the Built Environment 
of New South Wales (Government 
Architect NSW 2017);

• Urban Design for Regional NSW 
(Government Architect NSW 2018 - 
draft)

Summaries of PPS and McGregor Coxall 
documents are provided Figures 3.6 and 
3.7 of this Strategy. 

Figure 3.5  Strategic framework for the placemaking process
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Development Control Plan amendments

Placemaking
Framework

Compact City
Model

Infill, Renewal,
Growth Areas

Residential
Chapter

High Priority
Precincts

Define Place
and
Stakeholders

Place and 
Issue
Evaluation

Place Vision Short Term
Experiments

Ongoing 
Evaluation and
Improvements

Local 
Growth

Management
Strategy

Public
Realm

Strategy

Transport
Strategy

Vision Issues,
Constraints,
Opportunities

Place and
Movement
Framework

Transport
Management
Plan

Implementation
Schedule

Place
Score

Community
Input

Visualisation
(with community)

Design
and

Planning

PLACE
MANUALS

(masterplans)

LGMS

PRS

TS

PLACEMAKING PROCESS

It takes a Place 
to Create a 

Community and 
a Community to 
Create a Place

(Project for Public Spaces, 2018)



  Chapter 3 Strategic Approach     37

Figure 3.6  What makes a great place?

What makes a great place?

Eleven Principles of 
Placemaking

Eleven principles of placemaking (by PPS 
Inc. 2000) will guide the Placemaking 
framework for the Coffs Harbour LGA.  A 
summary is provided as follows:

1. The Community is the Expert 
The most valuable perspective is 
often provided by people who use 
the space.

2. Create a Place, Not a Design 
The provision of access and the 
creation of active uses; economic 
opportunities; and programming are 
often more important than design.

3. Looks for Partners 
A good public space requires 
partners who contribute innovative 
ideas, financial or political support, 
and help plan activities

4. You Can See a Lot Just by 
Observing 
By looking at how people are using 
(or not using) public spaces and 
finding out what they like and don't 
like about them, it is possible to 
assess what makes them work or not 
work.

5. Have a Vision  
The vision needs to come out of 
each individual community. It should 
instill a sense of pride in the people 
who live and work in the surrounding 
area.

6. Start with the Petunias: Lighter, 
Quicker, Cheaper  
The best spaces experiment with 
short term improvements that can be 
tested and refined over many years.

7. Triangulate  
This refers to the process by which 
some external stimulus provides a 

linkage between people and prompts 
strangers to talk to other strangers as 
if they knew each other. In a public 
space, the choice and arrangement 
of different elements in relation to 
each other can put the triangulation 
process in motion (or not).

8. They Always Say “It Can’t Be Done”  
Creating good public spaces is 
inevitably about encountering 
obstacles. Starting with small scale 
community-nurturing improvements 
can demonstrate the importance 
of "places" and help to overcome 
obstacles.

9. Form Supports Function  
The input from the community and 
potential partners, the understanding 
of how other spaces function, the 
experimentation, and overcoming the 
obstacles and naysayers provides 
the concept for the space. Although 
design is important, these other 
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elements tell you what "form" you 
need to accomplish the future vision 
for the space.

10. Money is Not the Issue  
Once the basic infrastructure is 
provided, the elements that are 
added that will make it work (e.g., 
vendors, cafes, flowers and seating) 
– of which most are not expensive. In 
addition, if the community and other 
partners are involved in programming 
and other activities, this can also 
reduce costs. More important is that 
by following these steps, people will 
have so much enthusiasm for the 
project that the costs arez viewed 
much more broadly and consequently 
as not significant when compared 
with the benefits.

11. You Are Never Finished  
Good public spaces that respond 
to the needs, the opinions and the 
ongoing changes of the community 
require attention. Amenities wear 
out, needs change and other things 
happen in an urban environment. 
Being open to the need for change 
and having the management 
flexibility to enact that change is what 
builds great public spaces and great 
cities and towns.

Place vitality criteria 

McGregor Coxall have developed a 
placemaking framework for landmark 
sites (2018). It is proposed to continue to 
utilise these place vitality criteria to guide 

the placemaking process throughout the 
Coffs Harbour LGA.

The criteria are as shown in Figure 3.7 and 
as described in the following:

Culture & Sociability
• Cultural activities, public art and 

flexibility

Access & Mobility
• Movement, connectivity and interface 

with surrounding context

Urban Form & Structure
• Spatial legibility and utility, character 

and materiality

Figure 3.7  Place vitality criteria
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Public Realm & Amenity
• Social infrastructure, public amenity 

and accommodation

Economics & Activity
• Local businesses, temporary events 

and social activation

Environment & Ecology
• Natural resources, sustainable 

practices, water management 
and integration of elements into 
comprehensive natural and manmade 
systems



40 Coffs Harbour Local  Growth Management Strategy To 2040

Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

3.4 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 3.1.

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)

2.1

* MyCoffs C2.1

Implement 
the ‘avoid, 
minimise, 
offset’ hierarchy 
principles 
to protect 
biodiversity, 
including 
areas of high 
environmental 
value as part 
of Council’s 
planning 
processes

High

Continue to 
review and 
amend local 
planning 
controls to 
ensure that 
the hierarchy 
principles are 
taken into 
consideration 
as part of the 
assessment of 
development 
applications 
and planning 
proposals.

Review and amend local planning controls to ensure that the’ avoid, 
minimise, offset hierarchy’ principles are taken into consideration as part 
of the assessment of development applications and planning proposals.

Ensure that the ‘avoid, minimise, offset hierarchy’ principles are taken 
into consideration as part of the assessment of planning proposals and 
development applications.

2.2

* MyCoffs C2.1

Avoid impacts 
on marine 
environments, 
water 
catchment 
areas and 
groundwater 
sources

Med

Liaise with relevant 
stakeholders and review and 
amend Council’s planning 
controls to ensure that 
adequate controls are in place 
to minimise impacts on marine 
environments, water catchment 
areas and groundwater 
sources from development

Implement Council’s planning controls 
to ensure that impacts on marine 
environments, water catchment 
areas and groundwater sources from 
development are avoided.

3.1,
3.3

* MyCoffs C2.2

Reduce the risk 
from natural 
hazards, 
including the 
projected 
effects of 
climate change

High

Seek 
certification 
from the 
Minister for 
Energy and 
Environment 
for Coastal 
Management 
Programs 
within the Coffs 
Harbour LGA.

Review and amend Council’s 
planning controls to ensure 
that risks associated with 
natural hazards, including the 
projected effects of climate 
change are adequately 
avoided and managed.

Incorporate new knowledge 
on regional climate projections 
and related impacts as part of 
this review.

Review the effectiveness of Council’s 
planning controls in minimising risks 
associated with natural hazards, 
including the projected effects of 
climate change.

Strengthen Council’s planning 
controls (if required) to ensure that 
risks associated with natural hazards, 
including the projected effects of 
climate change are minimised.

Table 3.1: LGMS Chapter 3 Actions

GOAL 1: THE MOST STUNNING ENVIRONMENT IN NSW
Direction 2: Enhance Biodiversity, Coastal and Aquatic Habitats, and Water Catchments

Direction 3: Manage Natural Hazards and Climate Change
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Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

3.1,
3.3

* MyCoffs C2.2

Reduce the risk 
from natural 
hazards, 
including the 
projected 
effects of 
climate change

High

Update the 
Coastal Hazard 
Zone Policy 
to minimise 
the risk 
from coastal 
processes on 
vulnerable 
areas.

Review and amend Council’s 
planning controls to ensure 
that risks associated with 
natural hazards, including the 
projected effects of climate 
change are adequately 
avoided and managed.

Incorporate new knowledge 
on regional climate projections 
and related impacts as part of 
this review.

Review the effectiveness of Council’s 
planning controls in minimising risks 
associated with natural hazards, 
including the projected effects of 
climate change.

Strengthen Council’s planning 
controls (if required) to ensure that 
risks associated with natural hazards, 
including the projected effects of 
climate change are minimised.

High

Update 
Council's 
policies to 
minimise 
impacts from 
natural hazards 
(including flood 
evacuation)

3.2

* MyCoffs C2.2

Review 
and update 
floodplain 
risk, bushfire 
and coastal 
management 
mapping

High

Review and 
update bushfire 
prone land 
mapping for the 
Coffs Harbour 
LGA.

Review and update Council’s 
Floodplain Risk Mapping on an 
evolving basis when new data 
becomes available.

Review and update coastal 
hazard zone mapping for the 
Coffs Harbour LGA.

Review and update Council’s Floodplain 
Risk Mapping and Bushfire Prone Land 
Mapping on an evolving basis when 
new data becomes available.

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)

5.1

* MyCoffs D2.2

Collaborate with 
neighbouring 
Councils to deliver 
employment lands 
in areas that have 
the least constraints 
and greatest land 
availability

High

Collaborate with neighbouring 
Councils and consider policy 
options as part of the 5 year 
review of Coffs Harbour LEP 2013 
to ensure that there is a sufficient 
supply of employment lands to 
service the Coffs Harbour LGA.

Implement the actions contained in 
the endorsed Coffs Harbour Local 
Growth Management Strategy to ensure 
that there is a sufficient supply of 
employment lands to service the Coffs 
Harbour LGA.

6.4

* MyCoffs 
C1.2 / D2.1

Focus retail and 
commercial activities 
in existing centres 
and develop 
placemaking 
focused planning 
strategies for 
centres

High

Develop Place Manuals for 
centres in accordance with the 
placemaking framework of the 
endorsed Coffs Harbour Local 
Growth Management Strategy

Implement the actions contained within 
the Place Manuals.

GOAL 2: A THRIVING, INTERCONNECTED ECONOMY
Direction 5: Strengthen communities of interest and cross-regional relationships

Direction 6: Develop Centres of Employment

Direction 9: Strengthen regionally significant transport corridors

Direction 10: Facilitate air, rail and public transport infrastructure

Direction 13: Sustainably manage natural resources
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Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

9.1

* MyCoffs B1.1 / B2.1
REDS (4)

Enhance the 
competitive 
value of Coffs 
Harbour

High

Ensure that the Transport 
Strategy developed for 
Coffs Harbour leverages 
the inter-regional transport 
opportunities provided by the 
Pacific Highway..

Implement the actions within all chapters 
of the endorsed Coffs Harbour Local 
Growth Management Strategy.

10.4

* MyCoffs C1.1

Provide public 
transport where 
the size of the 
urban area has 
the potential 
to generate 
sufficient 
demand

High

Investigate public transport 
and other innovative transport 
opportunities for various 
villages, precincts and places 
within the Coffs Harbour LGA 
as part of the development of 
a Transport Strategy for Coffs 
Harbour.

Implement the actions within the endorsed 
Coffs Harbour Transport Strategy.

13.2

Plan for the 
ongoing 
productive 
use of lands 
with regionally 
significant 
construction 
material 
resources in 
locations with 
established 
infrastructure 
and resource 
accessibility.

Low
Implement the actions within all chapters 
of the endorsed Coffs Harbour Local 
Growth Management Strategy.

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)

14.1
14.2
20.1

* MyCoffs C1.2

Prepare and deliver 
precinct plans in 
growth areas to 
guide development 
and establish 
appropriate land use 
zoning, development 
standards and 
developer 
contributions.

High

Develop Place Manuals for villages, precincts and places within 
key growth areas such as Moonee, Jetty, Park Beach and the South Coffs 
Enterprise Area in accordance with the endorsed Coffs Harbour Local 
Growth Management Strategy and the Precinct Plan Guidelines contained 
within the North Coast Regional Plan 2036.

Develop Place Manuals for the remaining villages, precincts and places 
within the Coffs Harbour LGA in accordance with the endorsed Coffs 
Harbour Local Growth Management Strategy and the Precinct Plan 
Guidelines contained within the North Coast Regional Plan 2036.

Implement the actions contained within the Woolgoolga Town Centre 
Masterplan, Coffs Harbour City Centre Masterplan and associated People 
Movement and Transport Strategies (including delivering a City Spine 
Renewal Strategy (post bypass).

GOAL 3: VIBRANT AND ENGAGED COMMUNITIES
Direction 14: Provide great places to live and work

Direction 15: Develop healthy, safe and socially engaged and well-connected communities

Direction 16: Collaborate and partner with Aboriginal communities

Direction 18: Respect and protect the North Coast’s Aboriginal heritage

Direction 19: Protect historic heritage

Direction 20: Maintain the region’s distinctive built character
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Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

15.2

* MyCoffs C1.1 

Facilitate more 
recreational walking 
and cycling paths 
within the Coffs 
Harbour LGA.

High

Develop  a Transport Strategy 
for Coffs Harbour to achieve the 
aims of the Coffs Harbour Local 
Growth Management Strategy 
and Economic Development 
Strategy.

Ensure that the facilitation of 
active mobility (i.e. walking and 
cycling) is a key consideration in 
the preparation of the Transport 
Strategy for Coffs Harbour.

Incorporate the actions 
contained within the endorsed 
Future Transport Strategy 
of Coffs Harbour into Place 
Manuals where they relate to 
active mobility, walking and 
cycling.

Incorporate the actions contained 
within the endorsed Coffs Harbour 
Transport Strategy into Place Manuals 
where they relate to active mobility, 
walking and cycling.

15.4

* MyCoffs C1.1 

Deliver socially 
inclusive communities 
across the Coffs 
Harbour LGA

High

Undertake a social 
infrastructure needs assessment 
for the Coffs Harbour LGA to 
determine the demand for 
specialised lifestyle facilities; to 
establish social infrastructure 
benchmarks and minimum 
standards; and to develop social 
impact assessment frameworks 
within local planning controls.

Utilise the outcomes of the 
social infrastructure needs 
assessment to inform Council’s 
delivery of a placemaking 
framework across the Coffs 
Harbour LGA.

Utilise the outcomes of the social 
infrastructure needs assessment 
to inform Council’s delivery of a 
placemaking framework across the 
Coffs Harbour LGA.

15.5

* MyCoffs A2.4

Deliver crime 
prevention through 
environmental design 
outcomes across the 
Coffs Harbour LGA.

Low
Implement crime prevention through environmental design principles 
within all design built form outcomes delivered by Council.

16.1
16.2
18.1
18.2
18.3
18.4

* MyCoffs C1.2 / 
D1.2 / D2.2

Collaborate 
and partner 
with Aboriginal 
communities & 
Respect and protect 
the North Coast’s 
Aboriginal heritage

High

Develop a Cultural Heritage Management Plan in collaboration with the 
NSW Department of Planning, Industry and Environment and Aboriginal 
communities/stakeholders to inform Council’s planning processes with 
the aim of protecting Aboriginal objects and places in accordance with 
legislative requirements and the wishes of local Aboriginal communities.

19.1
19.2
19.3

* MyCoffs C1.2

Protect post 
European heritage 
within the Coffs 
Harbour Local 
Government Area

Med
Implement the actions contained within the Council endorsed Coffs 
Harbour Heritage Strategy 2017 – 2020.
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4. Compact City Program
Community feedback on a growth model 
for Coffs Harbour has expressed significant 
support for minimising the expansion 
of the urban footprint, considering the 
environmental, social and economic benefits 
of doing so. This is further outlined in the 
growth management philosophy in Section 3.1 
of this Strategy. 

The Compact City program is presented in this chapter of the 
Strategy. This chapter articulates objectives for infill areas and 
unrealised growth areas to guide growth in accordance with the 
growth management philosophy. A series of maps is provided, 
which identify where growth is going to occur. 

The key objectives of the Compact City Program are also outlined 
in this chapter.  Key data has been gathered to develop fine-
grained strategies to achieve this compact growth for each of the 
major urban land typologies – Residential, Large lot Residential, 
Business Lands, Industrial Lands and Tourist Lands.

The Compact City growth model has significant advantages for 
maintaining the productivity of Coffs Harbour's rural lands. Key 
policy directions to maintain the viability of rural production and 
minimise land use conflict are outlined in Chapter 5 - Rural Lands 
of the Local Growth Management Strategy. 4
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4.1 Growth, Infill and Renewal Program
To achieve a more compact city urban form, minimise urban 
footprint expansion and better utilise exisiting greenfield land 
resources, the key elements and objectives of the growth model 
are provided in Table 4.1.

Deliver significant renewal and infill development in the City 
Centre
Analysis and masterplanning has been undertaken to examine how renewal and infill can be 
undertaken to promote amenity, promote social and lifestyle opportunities, deliver critical mass to 
support increased business activity and deliver more housing diversity in the LGA.

Key Directions:
1. The City Centre and its immediate surrounds of the Jetty and Park Beach will evolve into 

a more vibrant and cosmopolitan place where people live, work and play. It will be a great 
destination for both the community and visitors with mixed uses and higher density living 
considered appropriate due to the range of transport options and proximity to facilities and 
services. 

2. Precinct planning and place manuals will be developed to improve development outcomes 
and create better places and hubs for the community.

Key objectives of the Compact City Program 

• Maintain housing supply and encourage built form and typologies that increase affordability.
• Deliver quality housing that provides the choice our population needs, including universal, accessible 

and inclusive housing types for all ages.
• Appropriately maximise the density in existing urban areas to protect agricultural, environmental 

and scenic qualities of land in the LGA while delivering sufficient supplies of greenfield development 
opportunities within existing identified growth areas.

• Increase the health of our LGA by encouraging walking, cycling and enjoying our natural assets.
• Review the LGA’s built form and land use controls and placemaking strategies to deliver cohesive 

neighbourhoods. Strategies will create better places to live with distinctive characters that preserve 
our heritage where applicable.

• Adopt land use controls that are feasible and encourage residential development in our town centres 
to support vibrant, mixed use precincts and support a broad range of commercial functions and 
services.

• Minimise conflict between residential development and other uses such as agriculture.  Manage 
temporary housing accommodation for seasonal and itinerate workers.

• Protect and provide land to support the tourism industry and minimise conflict between tourist uses 
and long-term residential uses.

• Appropriately locate and manage residential development to minimise environmental impacts and 
risks.

• Ensure adequate supplies of employment land, and increase the vitality of business centres to 
support increased economic function and provide new tourism offerings.

• Respond to changing employment trends and offer suitable well-located land that promotes economic 
agglomeration and diversity. Work with neighbouring LGAs to deliver an adequate supply of industrial 
land where it cannot be delivered in the Coffs Harbour LGA.

Table 4.1   Objectives of the Compact City program
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2. Planning for these new communities 
will carefully consider environmental 
constraints and be designed to 
deliver unique characters that 
respond to contextual conditions 
such as Water Sensitive Urban 
Design.  

3. Council will encourage more 
diversity in housing responsive to 
site conditions within a placemaking 
framework. Key considerations to 
encourage this include:
 » minimum density guidelines in  

local planning controls;
 » greater variation in lot sizes 

for greenfield localities (i.e. a 
community core may have reduced 
lot sizes while the edge of new 
communities may have larger lot 
sizes responding to environmental 
constraints);

 » implementation of smart street 
design that increases both 
walkability and site efficiency;

 » responses to the context of 
greenfield development will guide 
character and placemaking (i.e. 
water sensitive urban design 
features may become a key 
character element of a new 
community but also offer a focus 
for more intensive development); 
and

 » places of cultural heritage 
significance including items 
of environmental heritage will 
continue to be recognised and 
conserved. 

4. Designing new residential 
communities to include strategies 
to minimise impact on neighbouring 
natural assets.

Council’s fine scale vegetation mapping 
that was prepared at a local scale 
for the Coffs Harbour LGA in 2012 in 
conjunction with the former NSW Office 
of Environment and Heritage has been 
utilised to inform the individual Infill, 
Renewal and Growth maps. This mapping 
identifies: endangered ecological 
communities; over-cleared vegetation 
types; high value arboreal habitat; and 
primary, secondary and tertiary koala 
habitat in accordance with Coffs Harbour 
City Koala Plan of Management, ISBN 
0 7313 6050 8, published in November 
1999. It should also be noted that this 
mapping has been recently updated, 
based on 2010 fine scale vegetation 
imagery.

Promote appropriate infill 
and renewal in targeted 
locations to offer greater 
housing choice and 
affordability 

Key Directions:  
1. Precinct planning will carefully 

examine the opportunities and 
constraints in localities to improve 
urban amenity and increase dwelling 
choice and diversity.

2. Opportunities will be provided for 
appropriately scaled higher density 
living where people can be close to 
entertainment, jobs and a wide range 
of community services. Modelling 
of areas where increased heights 
may be suitable will be undertaken 
to inform masterplanning and 
consultation processes. 

3. Appropriate strategies will be 
enacted to encourage low-scale 
intensification in localities such as 
parts of Toormina, Woolgoolga, the 
Jetty and Sawtell.

4. Older suburbs such as Coffs 
Harbour (City Centre, Central North 
and Central South), Boambee East 
and Toormina will experience less 
change, but are expected to have 
some growth in dwellings, based 
predominantly on infill of vacant 
lots and more intense use of land. 
Key strategies will encourage better 
development outcomes. Examples 
include promoting lot amalgamations 
and better design for multi-dwelling 
housing developments.

5. A new residential community will be 
delivered in North Boambee Valley 
west.

Optimise greenfield 
development
Greenfield development strategies (for 
existing urban investigation areas) will 
be prepared to encourage the optimised 
utilisation of land, respond to context and 
deliver a diversity of housing for lifestyle 
choice and affordability.

Key Directions:
1. Previously planned and new 

residential growth communities will 
be established in Corindi Beach, 
Woolgoolga North West and South 
West, and a Compact Village will be 
delivered in Bonville.

4.2 Delivery of 
the Compact 
City Program
The Compact City Program 
will be delivered through 
various infill and renewal 
initiatives in targeted 
locations across the LGA, 
and by optimising existing 
greenfield areas that have 
been identified within 
Council's existing growth 
strategy since 2008 which 
have not yet been realised.
 
In delivering the compact city model, 
Coffs Harbour will support and be 
supported by the adjoining Bellingen, 
Nambucca, Macksville and Clarence 
Valley communities (Figure 4.1). The 
success of Coffs Harbour as a regional 
city requires a collaborative approach 
with these communities on a holistic 
approach to meeting housing needs, job 
opportunities, employment land supply 
and industry links.

Figure 4.2 provides an overview of the 
key principles and actions in delivering 
the Compact City to 2040. Detailed maps 
have been developed to identify the 
location of infill, renewal and growth areas 
within the Coffs Harbour LGA to 2036.
 
The Infill and Renewal maps identify 
expected additional dwelling yields which 
are to be realised in accordance with the 
key directions for infill and renewal areas 
specified in Section 4.2 of the Strategy.
 
The Growth maps identify greenfield 
areas which are to be realised in 
accordance with the key directions for 
growth areas specified in Section 4.2 of 
the Strategy.
 
Delivery of infill, renewal and growth 
areas will be supported by locality specific 
precinct planning and the development 
of Place Manuals for strategic localities in 
accordance with the Placemaking Criteria 
provided within Section 3.3.2 of this 
Strategy. Specific implementation actions 
are provided within Section 4.4 of this 
Strategy.
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Figure 4.2 Compact city program key initiatives
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COMPACT CITY PROGRAM KEY PRINCIPLES
1.  Prioritising people, places and the place-making framework.
2.  Protecting the natural environment.
3.  Prioritising safety for all ages - day and night.
4.  Promoting quality built form and urban design.
5.  Providing quality public spaces.
6.  Promoting walking and cycling as the preferred choice of transport.
7.  Promoting 20 minute neighbourhoods.
8.  Prioritise post-bypass planning.

COMPACT CITY PROGRAM KEY PRIORITIES
WOOLGOOLGA
1.  Strengthen the subregional role by implementing the Town Centre Masterplan.
2.  Celebrate the coastal village charm.
3.  Embrace lifestyle and landscape qualities.
4.  Enrich the cultural, sporting and lifesyle experiences available.
5.  Provide for walking and cycling as a preferred transport choice

MOONEE BEACH
1.  Deliver a Moonee Beach Place Plan.
2.  Strengthen local businesses.
3.  Protect neighbourhood amenity and the natural environment.
4.  Create a sense of community.

PARK BEACH
1.  Encourage higher density residential and tourism opportunities.
2.  Deliver a Park Beach Place Plan.
3.  Reinforce Ocean Parade and Park Beach Road as active transport 

corridors.
4.  Enhance connections between services, retail and entertainment 

to foreshore parklands and outdoor amenities.

SOUTH COFFS ENTERPRISE AREA
1. Capitalise on co-located health, education, sport and airport landuses.
2.  Develop the Airport Enterprise Park.
3.  Strengthen existing facilities as a hub for sport, leisure and entertainment.
4.  Support agri-business industry development and agricultural supply chain 

production through the airport and university.
5.  Enhance active transport connections within the area and to the City Spine.

n

s

ewNot To Scal e

JETTY
1. Redevelop the Jetty Foreshores. 
2.  Celebrate the harbour as a 

playground.
3.  Embrace the amenity of Coffs Creek.
4.  Enhance active transport connections 

to surrounding areas.
5.  Reinforce Harbour Drive as an active 

transport boulevard connecting City to 
Harbour.

6.  Deliver a Jetty Place Plan, including a 
Jetty Streetscape Masterplan.CITY CENTRE

1.  Implement the City Centre Masterplan.
2.  Implement a City Spine Renewal Strategy.
3.  Reinforce the City Centre as one united retail, 

business, cultural and entertainment precinct.
4.  Strengthen the role of the City Centre as a regional 

city core.
5.  Celebrate design excellence in built form outcomes.
6.  Provide a diversity of housing types to meet 

demographic needs (millenials, students, key workers, 
aged).
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Figure 4.2 Compact city program key initiatives
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COMPACT CITY PROGRAM KEY PRINCIPLES
1.  Prioritising people, places and the place-making framework.
2.  Protecting the natural environment.
3.  Prioritising safety for all ages - day and night.
4.  Promoting quality built form and urban design.
5.  Providing quality public spaces.
6.  Promoting walking and cycling as the preferred choice of transport.
7.  Promoting 20 minute neighbourhoods.
8.  Prioritise post-bypass planning.

COMPACT CITY PROGRAM KEY PRIORITIES
WOOLGOOLGA
1.  Strengthen the subregional role by implementing the Town Centre Masterplan.
2.  Celebrate the coastal village charm.
3.  Embrace lifestyle and landscape qualities.
4.  Enrich the cultural, sporting and lifesyle experiences available.
5.  Provide for walking and cycling as a preferred transport choice

MOONEE BEACH
1.  Deliver a Moonee Beach Place Plan.
2.  Strengthen local businesses.
3.  Protect neighbourhood amenity and the natural environment.
4.  Create a sense of community.

PARK BEACH
1.  Encourage higher density residential and tourism opportunities.
2.  Deliver a Park Beach Place Plan.
3.  Reinforce Ocean Parade and Park Beach Road as active transport 

corridors.
4.  Enhance connections between services, retail and entertainment 

to foreshore parklands and outdoor amenities.

SOUTH COFFS ENTERPRISE AREA
1. Capitalise on co-located health, education, sport and airport landuses.
2.  Develop the Airport Enterprise Park.
3.  Strengthen existing facilities as a hub for sport, leisure and entertainment.
4.  Support agri-business industry development and agricultural supply chain 

production through the airport and university.
5.  Enhance active transport connections within the area and to the City Spine.
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JETTY
1. Redevelop the Jetty Foreshores. 
2.  Celebrate the harbour as a 

playground.
3.  Embrace the amenity of Coffs Creek.
4.  Enhance active transport connections 

to surrounding areas.
5.  Reinforce Harbour Drive as an active 

transport boulevard connecting City to 
Harbour.

6.  Deliver a Jetty Place Plan, including a 
Jetty Streetscape Masterplan.CITY CENTRE

1.  Implement the City Centre Masterplan.
2.  Implement a City Spine Renewal Strategy.
3.  Reinforce the City Centre as one united retail, 

business, cultural and entertainment precinct.
4.  Strengthen the role of the City Centre as a regional 

city core.
5.  Celebrate design excellence in built form outcomes.
6.  Provide a diversity of housing types to meet 

demographic needs (millenials, students, key workers, 
aged).
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Woolgoolga Coastal Infill
Woolgoolga Beach Street Village
Woolgoolga Clarence & Beach Street Coastal Avenue

S/W S/S

S/W S/S

S/W S/S

S/W

S/S

Woolgoolga South East
River Street

See relevant actions within 
Chapter 7 - Residential Lands of 
the endorsed Co�s Harbour Local 
Growth Management Strategy.

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Infill

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Deliver housing diversity and choice

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

• Facilitate visitor and tourism opportunities

Infill Program

High Priority

Principles Location

3

2

2

4

1

4

3

1

370

7555

75
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West Woolgoolga Infill

S/W

S/S

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Solitary Islands Way

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Infill

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to reinforce  

 a sense of place

• Strengthen walkability and connectivity with engaging ground  

 floor developments

• Support economic and social functions of centres

Infill Program

High Priority

Principles Location

300
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Hearnes Lake and Sandy Beach

 

S/W I/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham Road

Waterfal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

MOONEE

SAPPHIRE BEACH

SANDY BEACH

ARRAWARRA

Infill

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Deliver housing diversity and choice

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

Infill Program 

High Priority 

Principles Location

370
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Moonee
Moonee Beach 

S/W

S/S

I/W

I/S
I/W

I/S

Moonee Beach West 

Refer to Chapter 6 

Large Lot Residential

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham Road

Waterfal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

MOONEE

ARRAWARRA

Infill

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to reinforce  

 a sense of place

• Strengthen walkability and connectivity with engaging ground  

 floor developments

• Support economic and social functions of centres

• Respond to coastal processes and environmental constraints

• Protect environmental values

Principles Location

21

2
1

135 645

Infill Program

Moonee Beach - High Priority

Moonee Beach West - Low Priority 
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1

Korora
Korora South / East1

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

KORORA

ARRAWARRA

Infill

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to reinforce  

 a sense of place

• Strengthen walkability and connectivity with engaging ground  

 floor developments

• Support economic and social functions of centres

• Protect views and vistas and connect urban form to the coast

Infill Program

Low Priority

Principles Location

50

S/W

S/S
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North Co�s General Residential

S/W

S/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

600

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Infill

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to reinforce  

 a sense of place

• Strengthen walkability and connectivity with engaging ground  

 floor developments

• Support economic and social functions of centres

• Facilitate visitor and tourism opportunities

Infill Program

Low Priority

Principles Location
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Arthur Street & Park Beach
Park Beach East
Park Beach West

Arthur Street East
Arthur Street West2

2

1

1

735

1130

S/W

S/S

S/W

S/S

4

3

680

300

S/W

S/S

S/W

S/S

3

4

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

PARK BEACH

ARRAWARRA

Infill

• Utilise existing urban structure and laneways to facilitate  

 townhouse and mews urban forms

• Deliver housing diversity and choice

• Promote a strong sense of place through the protection of  

 views and vistas

• Encourage quality streetscapes with consistent front setbacks

• Facilitate visitor and tourism opportunities

Infill Program

High Priority

Principles Location
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Co�s Harbour Jetty
Jetty Orlando Street Spine 
Jetty Camperdown Street Spine 
Jetty Harbour Drive Spine 3

3

2

2

1

1

270

775675

S/W

S/S

S/W

S/S

S/W

S/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Infill

• Utilise existing urban structure and laneways to facilitate  

 townhouse and mews urban forms

• Deliver housing diversity and choice

• Promote a strong sense of place through the protection of  

 views and vistas

• Encourage quality streetscapes with consistent front setbacks

• Facilitate visitor and tourism opportunities

Infill Program

High Priority

Principles Location
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West and Central Co�s

S/W S/S

S/W S/S

S/W S/S
S/W S/S

Co�s Harbour City Centre 
West Co�s 

Bray Street 
Co�s Harbour Central East2

1

4

3

Proposed Highway: The Investigation Area – Urban Land adjacent to the proposed Highway Upgrade Corridor is reliant on noise and 
amenity assessment following completion of the Pacific Highway upgrade project.

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Infill

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to   

 reinforce a sense of place

• Strengthen walkability and connectivity with engaging   

 ground floor developments

• Support economic and social functions of centres

Infill Program

City Centre  -  High Priority 

West, Central Co�s, Bray Street and Co�s Eastern - Medium Priority 

Principles Location

2

1

4

3
240

2700

335

245
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South Co�s

95

I/W

I/S

Armidale

Tyringham Road

Waterfal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Infill

• Facilitate housing diversity and choice

• Deliver sustainable communities, with higher residential   
 densities & mixed land uses

• Enable e�cient public transport and an urban layout which  
 encourages walking and cycling

Infill Program
Medium Priority

Principles Location

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S
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North Boambee East

I/W

I/S165

Armidale

Tyringham Road

Waterfal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Infill

• Deliver housing diversity and choice

• Strengthen walkability and connectivity with engaging 

 ground floor developments

• Support economic and social functions of centres

Infill Program

Low Priority

Principles Location

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S
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North Boambee Valley West

S/W

S/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

590

Armidale

Tyringham Road

Waterfal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Infill

Location

• Deliver housing diversity and choice

• Deliver high quality development to reinforce a sense of place

• Protect environmental values

• Provide walkable neighbourhoods

• Provide engaging ground floor developments

Infill Program

High Priority

Principles
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Bonville
North Bonville Bonville Golf Course 

Development subject to 

Masterplanning pursuant 

to Clause 6.3 Co�s 

Harbour LEP 2013

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S

720

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Infill

2

1

250

I/W

I/S
S/W

S/S

1 2

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to reinforce  

 a sense of place

• Strengthen walkability and connectivity with engaging ground  

 floor developments

• Support economic and social functions of centres

Infill Program

1. North Bonville - High Priority

2. Bonville Golf Course - Low Priority

Principles Location

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 
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Barcoo Court and Hobbs Crescent

125

100

S/W
S/S

S/W

S/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

Armidale

Tyr ingham Road

Water fal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Renewal

• Collaborate with stakeholders to develop renewal strategies

• Deliver housing diversity and choice

• Deliver high quality infill and renewal development to   

 reinforce a sense of place

• Strengthen walkability and connectivity to local centres

• Support economic and social functions of centres

Renewal Program

Low Priority 

Principles Location

Barcoo Court Hobbs Crescent21

2

1

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S
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Sawtell
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S/W

S/S

S/W

S/S

S/W
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Armidale

Tyr ingham Road

Water fal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Infill

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Deliver housing diversity and choice

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

• Facilitate visitor and tourism opportunities

• Maintain important heritage values (European and aboriginal

      cultural heritage)

Infill Program

High Priority

Principles Location

Sawtell Beachside 2 31 Sawtell Beachside Tourist 

1

2

Sawtell Laneways 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area  - Commercial Land

Infill or Renewal Area

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Not Serviced              

Schools

Total Additional Dwelling Yield

S/W

S/S

I/W

I/S
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Constraints

10

I/W

I/S

I/W

I/S

I/W

I/SS/W

S/S

190

40

35

Corindi Beach
Corindi Beach North Corindi Beach East Corindi Beach South21

1

2

3

3

Growth

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham Road

Waterfal l  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

MOONEE

SAPPHIRE BEACH

CORINDI

ARRAWARRA

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Deliver housing diversity and choice

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

• Maintain important heritage values (European and aboriginal 

      cultural heritage)

Principles Location

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Land Release Program:

1. North :    Low Priority (10 to 20 years) – 50 dwellings

               Post 2040 - 140 additional dwellings

2. East and 3. South:     High Priority (1 to 4 years) – 75 dwellings
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Constraints

Arrawarra
Growth

30

S/W

S/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Key
Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

Land Release Program 
Low Priority (10 to 20 years) – Commence Investigations

Principles Location
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Woolgoolga North West

Constraints

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Key
Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Growth

• Deliver housing diversity and choice

• Deliver high quality development to reinforce a sense of place

• Protect environmental values

• Provide walkable neighbourhoods

• Deliver local centres that support economic and social functions

• Provide engaging ground floor developments
• Maintain important heritage values (European and aboriginal 
 cultural heritage)

Land Release Program 

High Priority (1 to 4 years) – Commence Investigations (285 dwellings)

Post 2040 -  845 additional dwelling

Principles
Location

1130 I/WI/S
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Woolgoolga South West

Constraints

I/W I/S

380

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Key
Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Solitary Islands Way

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Growth

• Deliver housing diversity and choice

• Deliver high quality development to reinforce a sense of place

• Strengthen walkability and connectivity with engaging ground  

 floor developments

• Support economic and social functions of centres

Land Release Program

Low Priority (10 to 20 years) - 40 dwellings

Post 2040 -  340 additional dwellings

Principles Location
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Constraints

North Co�s

S/W

S/S

The Investigation Area – Urban Land adjacent to the proposed Highway Upgrade Corridor is reliant on noise and amenity assessment 
following completion of the Pacific Highway upgrade project.

Dwelling yield subject 

to Proponent Led 

Planning Proposals

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Growth

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Deliver housing diversity and choice

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

• Facilitate visitor and tourism opportunities
• Maintain important heritage values (European and aboriginal  
 cultural heritage)

Land Release Program 

Low Priority (10+ years) – Enable Proponent Lead Investigations

Principles Location
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Constraints

West Co�s

The Investigation Area – Urban Land adjacent to the proposed Highway Upgrade Corridor is reliant on noise and amenity assessment following completion of the Pacific Highway 
upgrade project.

S/W

S/S

Key

N

S

EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

ARRAWARRA

Growth

Principles Location

Dwelling yield subject 

to Proponent Led 

Planning Proposal

• Respond to coastal processes and environmental constraints

• Protect environmental values

• Strengthen the sense of place

• Deliver housing diversity and choice

• Provide walkable neighbourhoods

• Protect views and vistas and connect urban form to the coast

• Support economic and social functions of local centres

• Maintain important heritage values (European and aboriginal  
 cultural heritage)

Land Release Program 

Low Priority (10+ years) – Enable proponent Lead Investigations
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Constraints

Bonville Compact Village

4585

I/W

I/S

Post 2040

Key
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EWNot To Scale

This map and associated insets is 
indicative only and should be read 
in conjunction with Co�s Harbour 
City Council’s online spatial 
mapping layers. 

Post 2040

Investigation Area - Urban Land

Investigation Area - Employment Land

Investigation Area - Commercial Land

Existing Commercial and Employment 
Land

Existing Urban Land

Proposed Highway Upgrade Corridor

Pacific Highway

Heritage Item

Heritage Conservation Area

Coastal Wetland

Littoral Rainforests

Su�cient Sewer Capacity

Su�cient Water Capacity

Insu�cient Sewer Capacity

Insu�cient Water Capacity

Planned Water/Sewer Upgrades

Schools

Total Additional Dwelling Yield

Public Open Space

National Park

State Forest

Regional Park

Riparian Land & Watercourses

Waterways

High Biodiversity Values

Rural Land

Flood Prone Land

Coastal Hazard Zone

S/W

S/S

I/W

I/S

Armidale

Tyringham  Road

Waterfall  Way

WOOLGOOLGA

RED ROCK

NYMBOIDA

URUNGA

BELLINGEN

GLENNIFER

THORA

DORRIGO
SAWTELL

ULONG

COFFS HARBOUR

BONVILLE

PARK BEACH

ARRAWARRA

Growth

• Compact Village concept, with higher density living surrounding 
      a commercial core
• Compact housing forms with mixed uses including local goods  
      and services and social opportunities 
• Transition from rural landuses to a compact urban layout 
      utilising village greens or commons to provide scenic quality 
      and recreational opportunity
• Maintain important heritage values (European and Aboriginal  
 cultural heritage)
• Maintain and improve high biodiversity values habitat and 
     connectivity between them
• Enable e�cient public transport and an urban layout which  
 encourages walking and cycling
• Encourage low energy consumption and reduced pollution

Land Release Program 
Post 2040 – Commence Investigations

Principles Location

See relevant actions within Chapter 7 - Residential Lands of the 
endorsed Co�s Harbour Local Growth Management Strategy.

NSW DPIE has advised that this 
employment land investigation area 
post 2040 south of Bonville is not 
approved. This area has been excluded 
as it is inconsistent with the North 
Coast Regional Plan 2036 urban growth 
boundaries and is also beyond the 
scope of Council’s 20-year strategy.
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4.3 Future
Residential 
Growth – to 2050
Beyond 2040, growth 
will continue to focus on 
delivering infill development 
supplemented by existing 
greenfield investigation areas.

Additionally, the form of greenfield 
development in the Bonville Compact 
Village (as referenced in the Growth Map in 
Section 4.2 of this Strategy) will be guided 
by a compact village concept, similar to 
those in Europe. Compact housing forms are 
utilised, with all the advantages of critical 
mass in terms of access to goods and 
service, social opportunities and the like. 
The rural surrounds of the compact town are 
transitioned by a village green or common, 
providing scenic quality and recreational 
opportunity.

The location of post 2050 growth 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 
(Figure 1.6).
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Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

4.4 Directions, Actions and 
Implementation

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)

1.1

* MyCoffs C1.2

Ensure that urban 
development within 
the Coffs Harbour LGA 
is limited to mapped 
urban growth areas

High
Ensure that future urban growth within the Coffs Harbour LGA 
accords with the Compact City Program within Chapter 4 of the 
Coffs Harbour Local Growth Management Strategy.

1.2

* MyCoffs C1.2

Ensure that urban 
growth areas within 
the Coffs Harbour LGA 
are located on land 
which is free of high 
environmental values 
and/or environmental 
constraints

High

Ensure that future 
urban growth within 
the Coffs Harbour 
LGA accords with 
the Compact City 
Program within 
Chapter 4 of Coffs 
Harbour Local 
Growth Management 
Strategy.

Review growth area mapping as new 
environmental data becomes available to 
ensure that land with high environmental 
values and/or environmental constraints 
(i.e. floodplain risk, bushfire risk or coastal 
processes) is identified and avoided for 
incompatible land uses.

1.3

* MyCoffs C1.2

Ensure that there 
is an adequate 
supply of residential, 
commercial and 
industrial land uses 
within the Coffs 
Harbour LGA 

High
Implement the endorsed actions within all chapters of the Coffs 
Harbour Local Growth Management Strategy to ensure that there 
are sufficient landstocks to service the Coffs Harbour LGA.

1.4

* MyCoffs C1.2

Prepare land release 
criteria to assess 
appropriate locations 
for future residential, 
commercial and 
industrial uses.

High
Implement the endorsed Compact City Program within Chapter 4 
of the Coffs Harbour Local Growth Management Strategy.

The Compact City 
Program 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 is 
outlined below.

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 4.1.

Table 4.1: LGMS Chapter 4 Actions

GOAL 1: THE MOST STUNNING ENVIRONMENT IN NSW
Direction 1: Deliver Environmentally Sustainable Growth



74 Coffs Harbour Local  Growth Management Strategy To 2040

Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

6.1

* MyCoffs 
D2.1

Promote 
sustainable 
development 
within the South 
Coffs Enterprise 
Area (Airport, 
Health, Education 
and Stadium 
Precincts)

High

Liaise with key 
stakeholders 
across the five 
precincts to 
gain support for 
a coordinated 
masterplanning 
approach to guide 
development and 
facilitate economic 
activity in this 
locality.

Work with the NSW Government to prepare a masterplan for this area.

6.3

* MyCoffs 
D2.1

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

Med

Review and amend (if required) 
Council’s planning controls 
to ensure that they reinforce 
centres as primary mixed-
use locations for commerce, 
housing, tourism, social activity 
and regional services.

Implement the actions and deliver 
the key principles contained within 
the Coffs Harbour Local Growth 
Management Strategy where they 
relate to centres.

Monitor the success of local planning 
controls in reinforcing centres as 
primary mixed-use locations for 
commerce, housing, tourism, social 
activity and regional services. Develop 
and implement additional planning 
controls if required.

8.1

* MyCoffs 
B1.1

Facilitate 
appropriate 
large-scale 
tourism 
developments in 
Coffs Harbour 

Med
Review and update (if necessary) Council's planning controls to ensure 
they offer opportunities for appropriate tourism developments in urban 
centres.

10.1

* MyCoffs 
D2.1

Deliver an airport 
precinct plan for 
Coffs Harbour 

Low
Develop a precinct plan for the Coffs Harbour Airport and capitalise 
opportunities to diversify and maximise the potential of value-adding 
industries close to airports.

10.3

* MyCoffs 
C1.2

Protect the North 
Coast Rail Line 
and high-speed 
rail corridor from 
incompatible land 
uses and land 
fragmentation

Low

Ensure that the integrity of the North Coast Rail Line and high-speed rail 
corridor is taken into consideration as part of investigations for future 
growth areas and for planning proposals for urban land within the Coffs 
Harbour LGA.

GOAL 2: A THRIVING, INTERCONNECTED ECONOMY
Direction 6: Develop Centres of Employment

Direction 8: Promote the Growth of Tourism 

Direction 10: Facilitate air, rail and public transport infrastructure

Direction 13: Sustainably manage natural resources
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Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

10.5

* MyCoffs 
C2.2

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

High

Ensure that the Transport 
Strategy developed for Coffs 
Harbour seeks to deliver a safe 
and efficient transport network 
within future release areas.

Implement the actions contained within 
the endorsed Coffs Harbour Transport 
Strategy.

13.1

* MyCoffs 
C2.2

Enable the 
development of 
Coffs Harbour’s 
natural, mineral 
and forestry 
resources 

Low

Implement the Compact City Program contained within the endorsed 
Chapter 4 of the Coffs Harbour Local Growth Management Strategy to 
ensure that residential land uses are appropriately located to avoid and 
minimise land use conflicts and protect natural, mineral and forestry 
resources.

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)

21.1

* MyCoffs 
D2.1

Undertake 
detailed 
infrastructure 
service planning 
to support 
proposals for 
new major 
release areas.

High

Ensure that the endorsed Coffs Harbour Local Growth Management 
Strategy incorporates service planning to support growth areas. 

Review and update Council’s Development Servicing Plans.

21.2

* MyCoffs 
D2.1

Maximise the 
cost-effective 
and efficient use 
of infrastructure 
by directing 
development 
towards existing 
infrastructure or 
promoting the co-
location of new 
infrastructure.

High

Implement the Compact City growth model provided in Chapter 4 of 
the Coffs Harbour Local Growth Management Strategy; and the actions 
contained within the endorsed Transport Strategy developed for Coffs 
Harbour.

GOAL 3: VIBRANT AND ENGAGED COMMUNITIES
Direction 21: Coordinate local infrastructure delivery
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Unfunded
Requires funding through Council’s Delivery Program, via a grant program of other funding sources 

Funded
Funded through either Council’s Delivery Program or via other initiative

Funded
Funded by fees and charges or delivered in accordance with Council’s Asset Management Plans

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)

22.1
23.2
25.1

* MyCoffs 
C1.2

Deliver an 
appropriate 
supply of 
residential land 
to meet the 
housing needs in 
the Coffs Harbour 
LGA.

High
Deliver the Compact City growth model and associated actions identified 
within Chapter 4 of the endorsed Local Growth Management Strategy.

22.3

* MyCoffs 
C1.2

Monitor the 
supply of 
residential land 
and housing 
within the Coffs 
Harbour LGA

Low

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

GOAL 4: GREAT HOUSING CHOICE & LIFESTYLE OPTIONS
Direction 22: Deliver greater housing supply

Direction 23: Increase housing and diversity and choice 

Direction 25: Deliver more opportunities for affordable housing

4.5 Resourcing 
the Compact City 
Program
To deliver a Compact City 
Program for Coffs Harbour, 
Council will be undertaking 
a series of placemaking 
exercises as part of the 
development of Place 
Manuals for key villages and 
precincts in the LGA.

Villages and precincts prioritised in the 
Compact City Program for completion of 
Place Manuals within the next five years are:
• Moonee Beach, 

• Jetty 

• Park Beach, and 

• South Coffs Enterprise Area.

The development of Place Manuals and 
associated placemaking processes will 
require sufficient resourcing by Council 
to achieve the desired outcomes of this 
Strategy. This is because the placemaking 
process (Figure 3.5) includes significant 
community input via visualisation and 
design and planning. Essentially, the 
community will be 'shaping' their places.

It is currently estimated that approximately 
$800,000 would be required to be 
resourced by Council for the completion 
of these four Place Manuals.

Additionally, sufficient funds are required 
to be allocated by Council to implement 
the actions recommended within each 
of these Place Manuals. Best practice 
recommends that 20% of the actions 
contained within Place Plans should be 
delivered immediately after endorsement 
of the Plan. This ensures that Council 
retains the faith of the community in 
achieving the outcomes of the Plan.

Based on this, funds in the order of 
approximately $8 million would be 
required to be committed by Council for 
funding in Council's Delivery Program 
moving forward over the next five years.
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6. Large Lot Residential Lands

6
Executive Summary
The purpose of this revised and updated Large Lot Residential Lands chapter of the Coffs Harbour Local Growth 
Management Strategy (LGMS) is to ensure that Council can facilitate the delivery of well-planned large lot 
residential housing areas that are not located in the coastal strip.

As the region grows over the next twenty years, Council’s aim is to develop well-designed communities that 
support and enhance the local character, provide active lifestyles and engender current and new residents with 
an ongoing sense of wellbeing and belonging. Large lot residential land will contribute to the residential lifestyle 
options available within the LGA and play a part (albeit a minor one) in meeting the housing needs of the Coffs 
Harbour LGA.

There is, however, also a need for balance and choice in housing opportunities, and Council recognises there is 
a legitimate demand for rural lifestyle lots that may be appropriate in parts of the Local Government Area (LGA). It 
may not always be possible to satisfy this demand over the long term.

While rural lifestyle living opportunities remain a relevant part of the housing mix, it is important to understand 
that this form of settlement represents primarily a ‘lifestyle choice’ that, due to its larger lot size, plays a minor 
role in meeting the overall housing needs of the Coffs Harbour LGA. Given that the majority of the city’s future 
population growth will be housed in our urban areas (about 85%), it is vital that potential urban land is not 
consumed by this form of settlement.

Applying the Compact City approach to large lot residential development might be characterised by smaller lot 
sizes, infill development in existing zoned areas, hazard-free locations outside the coastal strip, and scaling back 
of greenfield sites over the longer term. Opportunities may exist for large lot residential areas where they can be 
adequately serviced by existing or committed road infrastructure at a standard suitable for the predicted level 
and type of traffic resulting from development, at no significant cost to the wider community. Road infrastructure 
upgrades (if required) need to be funded by the development. Large lot residential development should not come 
at the expense of viable agriculture and should support the natural environmental and cultural values of rural 
areas.

Coffs Harbour LGA has relatively large stocks of unsubdivided land within Zone R5 Large Lot Residential that can 
supply new land to satisfy legitimate demand for approximately 13.5 years. This land is the short-term supply that 
can proceed subject to a successful development application for subdivision. However, this land is concentrated 
at Bonville and Korora. There is a perceived demand for large lot residential opportunities to reinforce the small 
communities of Nana Glen, Coramba and Karangi. There is also a long history of Council supporting additional 
large lot residential land at Korora, Moonee and Sapphire west of the Pacific Highway.

This chapter identifies five areas located both east and west of the coastal range (but all west of the Pacific 
Highway) that should add sufficient land to deliver equilibrium between large lot residential land supply and 
demand over the life of this strategy.

Collectively, the candidate areas in this chapter could contribute a further 158 lots (approximately) representing 
about 4.5 years’ supply at average annual demand rates. The objectives of this large lot residential land chapter 
are to:

• provide a strategic approach to large lot residential development in the LGA in line with state planning 
strategies and the MyCoffs Community Strategic Plan;

• outline potential future locations and extent of large lot residential development in the LGA beyond existing 
zoned land and up to 2040; and

• inform other key Council documents that influence or are affected by future land use directions.

This Chapter was reported to Council on 22 August 2019. it has been updated in response to the resolution of 
that meeting (Resolution Number 2019/126). 
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January 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 arrengements. 
Permission may need to be obtained from third parties to re-use their material.

This Report has been prepared by MikeSvikisPlanning for Coffs Harbour City Council MikeSvikisPlanning

Actions Endorsed by Department of 
Planning, Industry and Environment

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

Chapter 6 of the Coffs Harbour Local Growth Management Strategy 2020 were adopted by Coffs Harbour City 
Council on 28 November 2019. The NSW Department of Planning, Industry and Environment (DPIE) endorsed this 
chapter on 13 January 2020. Chapter 6 is now able to be used by Coffs Harbour City Council for growth work to 2040 
and to inform Council's Local Strategic Planning Statement 2020. 

In endorsing Chapter 6, NSW DPIE advised that their endorsement is subject to detailed assessment of site-specific 
development constraints for the release areas at the structure plan or planning proposal stage, to confirm the overall 
suitability of the land for development as well as consistency with relevant State Environmental Planning Policies and 
Section 9.1 Directions, particularly in relation to issues such environmental value, agricultural significance, land use 
conflict, hazards, cultural heritage and infrastructure. Only when these investigations have been completed can it be 
determined whether the identified lands will be appropriate for more intensive development and rezoning.
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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

6.1 Strategic 
and Statutory 
Framework 
This Chapter was reported 
to Council on 22 August 
2019. It has been updated in 
response to the resolution 
of that meeting (Resolution 
Number 2019/126). 

Council adopted the Coffs Harbour City 
Rural Residential Strategy in 2009 as part 
of its Local Growth Management Strategy 
(LGMS). The 2009 strategy included a 
two-stage land release program that 
looked at supplying land to the market 
over twenty years. 

Only Stage One of this program (Bonville) 
was endorsed by the former NSW 
Department of Planning (DoP). The 
Bonville land has now been rezoned for 
large lot residential purposes under Coffs 
Harbour Local Environmental Plan 2013 
(LEP 2013). Coffs Harbour currently has 
2.2% of its land zoned R5 for large lot 
residential purposes.

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.

The NSW Government issued Settlement 
Planning Guidelines: Mid and Far North 
Coast Regional Strategies (2007) to 
assist councils with planning for large lot 
residential development through a LGMS. 
If land is not identified in a strategy that 
has been endorsed by NSW DPIE, then it 
will not be considered for a rezoning (a 
planning proposal).

The North Coast Regional Plan 2036 
(issued in 2017) directs new large lot 
residential housing away from the coastal 
strip. DPIE defines the coastal strip as 
that land located east of the planned 
alignment of the Pacific Highway. It states 
in Action 24.1 of the Regional Plan that 
councils should facilitate the delivery of 
well-planned large lot residential housing 
areas by identifying any new areas in a 
LGMS or large lot residential land release 
strategy endorsed by NSW DPIE.

The purpose of this revised and updated 
large lot residential chapter of the Coffs 
Harbour LGMS is to ensure that Council 
can facilitate the delivery of well-planned 
large lot residential housing areas that 
are not located in the coastal strip. Once 
the revised large lot residential chapter 
of the Coffs Harbour LGMS is adopted by 
Council, it will be sent to NSW DPIE for 
endorsement.

It is important to note that should any 
additional land for large lot residential 
purposes be included in the adopted 
and endorsed LGMS, it will still need to 
be rezoned to R5 Large Lot Residential 
under Coffs Harbour LEP 2013 to enable 
it to be used for large lot residential 
purposes. This is a separate process 
that cannot precede the preparation and 
endorsement of the LGMS.

6.2 Vision  
As the region grows 
over the next twenty 
years, Council’s aim is to 
develop well-designed 
communities that support 
and enhance the local 
character, provide active 
lifestyles and engender 
current and new residents 
with an ongoing sense of 
wellbeing and belonging. 
Large lot residential land will 
contribute to the residential 
lifestyle options available 
within the LGA and play a 
part (albeit a minor one) in 
meeting the housing needs 
of the Coffs Harbour LGA.

In 2005, Coffs Harbour City Council 
prepared the Our Living City Discussion 
Paper. Feedback from community 
consultation on three growth scenarios 
indicated a preference for a Compact City 
approach to guide future development in 
the Coffs Harbour LGA. That approach is 
characterised by a compact urban form 
focussing on infill and urban renewal 
and optimising greenfield developments 
to deliver housing stock and lifestyle 
benefits. It focuses on protecting the 
character and identity of rural villages, 
promoting green belts around urban areas 
and discouraging urban sprawl.

There is, however, also a need for balance 
and choice in housing opportunities. 
In recent decades, continual pressure 
to change land uses and develop rural 
land for urban, large lot residential and 
intensive plant horticultural uses has seen 
a significant shift in how the land is being 
used, leading to land use conflict and 
uncertainty about the future of rural land 
in the LGA.

An increasing amount of rural land in the 
Coffs Harbour LGA (72%) is now used 
for ‘rural residential’ or rural lifestyle 
(where residents do not use their land for 
agriculture)  purposes. This has significant 
potential for rural land use conflicts 
to arise throughout the LGA.  Whilst 
Council recognises there is a legitimate 
demand for rural lifestyle lots that may be 

2.2%

LGA 117,671 ha

Zone R5
2,556 ha

Source: CHCC 2019
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appropriate in parts of the LGA. it may not 
always be possible to satisfy this demand 
over the long term. 

A Compact City approach is characterised 
by smaller lot sizes, infill development 
in existing zoned areas, hazard-free 
locations outside the coastal strip, and 
scaling back of greenfield sites over the 
longer term. Opportunities may exist for 
large lot residential areas where they 
can be adequately serviced by existing 
or committed road infrastructure at 
a standard suitable for the predicted 
level and type of traffic resulting from 
development, at no significant cost to 
the wider community. Road infrastructure 
upgrades (if required) need to be funded 
by the development.

It is important to consider the future of 
large lot residential lands in appropriate 
areas, while still delivering viable 
agriculture and supporting the natural 
environmental and cultural values of rural 
areas.

6.3 Aims and 
Objectives
This large lot residential 
chapter of the LGMS aims to 
accommodate future large 
lot residential opportunities 
in the Coffs Harbour LGA 
in alignment with the 
objectives and outcomes 
of Council’s Community 
Strategic Plan (CSP), in 
particular the outcomes 
and desired directions of 
objective C1.2 of the CSP:

“We undertake development that is 
environmentally, socially and economically 
responsible”. While rural lifestyle living 
opportunities remain a relevant part of the 
housing mix, it is important to understand 
that this form of settlement represents 
primarily a ‘lifestyle choice’ that, due to 
its larger lot size, plays a minor role in 
meeting the overall housing needs of 
the Coffs Harbour LGA. Given that the 
majority of the city’s future population 
growth will be housed in our urban areas 
(about 85%), it is vital that potential urban 
land is not consumed by this form of 
settlement.
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6.4 Supply and 
Demand Analysis  
Large lot residential 
demand can be estimated 
using a variety of methods, 
with each having merit. 
The outcomes of each 
are influenced by the 
assumptions made, and 
these need to be stated. 
The three methods included 
in this LGMS are large lot 
dwelling approvals, large lot 
subdivision approvals and a 
population growth method.

The supply of land to meet future large 
lot residential demand will come from a 
combination of sources:
• vacant subdivided lots within existing 

R5 Large Lot Residential zoned land;

• R5 Large Lot Residential zoned land 
that is yet to be subdivided; and

• new “greenfield” sites that are not yet 
zoned R5 Large Lot Residential and are 
in this LGMS (and are endorsed by the 
Department of Planning, Industry and 
Environment). 

6.4.1 Large Lot 
Dwelling Approvals 
Method

This approach identifies the number of 
large lot residential dwelling approvals 
over a set period such as the previous 
five years to give an annual average, and 
then projects that forward over a given 
timeframe to provide an estimate of future 
demand. The former North Coast Regional 
Environmental Plan (DoP, 1988) suggested 
that an additional 30% can be added to 
the projected dwelling demand to account 
for the difficulty in accurately predicting 
demand and the need to account for how 
past constraints on lot supply can impact 
on the rate of dwelling approvals.

Over the last five years, Council has 
approved approximately 107 dwellings on 
land within zone R5 Large Lot Residential. 
That is an average of 21.4 dwellings per 
year or 28 dwellings per year inclusive of 
an additional 30%.

6.4.2 Large Lot 
Subdivision 
Approvals Method

This approach identifies the number of 
large lot residential allotments produced 
over a set period such as the previous 
five years to give an annual average, and 
then projects that forward over a given 
timeframe to provide an estimate of 
future demand. The North Coast Regional 
Environmental Plan (DoP, 1988) suggested 
that an additional 30% can be added 
to the projected lot demand to account 
for the difficulty in accurately predicting 
demand and the need to account for 
how past constraints on the amount and 
location of zoned land can impact on the 
rate of lot production.

Over the last five years, Council has 
approved approximately 150 lots on land 
within zone R5 Large Lot Residential. That 
is an average of 30 lots per year or 39 lots 
per year inclusive of an additional 30%.

6.4.3 Population 
Growth Method

Another approach is to assess the 
proportion of large lot residential dwelling 
approvals against overall dwelling 
approvals over a set period such as the 
previous five years. This can then be used 
to estimate the percentage of the overall 
predicted demand for dwellings based 
on projected population growth that 
would be taken up by large lot residential 
dwellings.

Over the last five years, Council has 
approved approximately 1,180 dwellings 
in its residential and large lot residential 
zones (not counting secondary 
dwellings or medium density housing). 
Approximately 107 of these were on land 
within zone R5 Large Lot Residential. This 
represents 9% of approved dwellings. 
Based on population forecasts (from 2016 
to 2040), 

Coffs Harbour will need between 10,650 
and 13,267 new dwellings to meet 
projected growth over this twenty-year 
period. This is an average of between 444 
and 497 dwellings per year. Assuming that 
40% of these are in some form of medium 
density housing then that leaves between 

266 and 298 as dwelling houses. If 9% 
of these were in a R5 zone then demand 
would equate to between 24 and 26 
large lot residential dwellings per year, on 
average, over the long term.

6.4.4 Large Lot Land 
Supply

Vacant Subdivided  R5 
Lots

In some cases where significant areas of 
land within zone R5 Large Lot Residential 
have been subdivided and remain 
available on the market for purchase, it 
is appropriate to account for this land 
specifically in estimating land supply. 

An analysis of land within zone R5 
Large Lot Residential indicates there 
are no significant registered large lot 
subdivisions being held back from the 
market. Recent trends in land subdivision 
suggest that developers are creating lots 
in smaller stages than in the past in order 
to minimise the upfront infrastructure 
costs (particularly roads, electricity, etc). 
This means that smaller numbers of 
vacant lots exist at any one time and the 
numbers change rapidly over time. It is 
assumed that there will always be some 
vacant lots available, but this number is 
not that significant. Vacant subdivided lots 
have been discounted from the supply 
assessment.

Vacant Unsubdivided R5 
Lots

Existing land within zone R5 Large Lot 
Residential has been assessed for its 
subdivision potential. An important aspect 
of the review of supply has been to 
assess if any land within the zone is not 
delivering significant lots to the market. 

These sites give the impression that 
Council has plenty of land that could 
be supplied to the market but it does 
not get there for a variety of reasons. 
Those reasons may be the physical 
characteristics of the land, the cost of 
development or just that owners are not 
currently interested in developing the 
land. It is appropriate that these areas be 
discounted from the supply estimates. 
Discounting is not back-zoning and, if 
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circumstances change, development may 
occur.

The Background Paper produced to 
support this chapter estimated the likely 
yield from vacant unsubdivided land 
within zone R5 Large Lot Residential 
(Tables 6.1 and 6.2).

Greenfield Sites

If the projected demand exceeds supply 
then Council can identify additional 
sites that may be suitable for large 
lot residential development. These 
sites can be examined more closely 
through a planning proposal. In terms 
of yield (for the purposes of supply 
calculations), these greenfield sites have 
been assessed at one lot per hectare of 
potentially developable area less 20% to 
account for roads, infrastructure and other 
site-based constraints or buffers.

Locality Potential lots in 2009
Lots created 

since 2008
Discount applied 
to remaining lots

Estimate of 
lots available 

for future 
development

Country Club Estate (Woolgoolga) 2 1 100% 0

Emerald Heights Estate 55 24 100% 0

Heritage Park/Forest Glen (Moonee) 81 27 100% 0

Middle Boambee 4 4 N/A 0

Boambee (Lindsays Road) 27 18 100% 0

Bonville Park/Braford Park 22 8 50% 7

Nana Glen and Coramba 47 + 32 = 79 39 50% 20

Korora Basin 437 139 43% 170

Totals: 707 260 197

Table 6.1:  Potential lot yield on land currently within Zone R5 Large Lot Residential

New Localities Potential lots in 2017
Lots created up 

to 2018
Discount applied

Estimate of 
lots available 

for future 
development

Boambee/NanaGlen/Korora (2008/2010) 20 2 0 18

Bonville (2017) 340 91 0 249

Korora Basin Residue (2018) 11 0 0 11

Totals: 371 93 278

Table 6.2:  Potential lot yield from new localities

Using the figures presented in Tables 1 and 2, the estimate of total lots available for future large lot residential development in 
the city equates to 475 (197 + 278 = 475).

6.4.5 Balancing 
Demand and Supply

The three options for estimating average 
annual demand suggest it is somewhere 
around 24 to 28 dwellings, but could be 
as much as 39 lots. Demand for dwellings 
is likely to be low over the last five or 
so years as supplies of subdivided land 
within zone R5 Large Lot Residential have 
been limited in a number of areas until the 
recent Bonville rezoning. 

Since the Bonville land was rezoned, lot 
creation has jumped markedly with 85 
new lots created in Bonville in 2018 (and 
none in other locations). This is likely a 
form of ‘pent up’ demand for the Bonville 
land, and Council can expect an increase 
in dwelling approvals at Bonville as this 
land is sold and dwelling construction 
follows. Lot creation at Bonville is also 
likely to decline as the ‘pent up’ demand 

eases. On balance, a mid-range number 
of about 35 dwellings per year is 
reasonable.

By comparison, Bennell et al (2014) 
concluded that genuine demand for 
dwellings in the period 2009 to 2013 
was about 30 per year. They also noted 
that over the period 2008–2013, on 
average, 35 allotments for rural residential 
purposes were registered each year. The 
2009 strategy noted that between 2000 
and 2007, the average annual number of 
dwellings approved was 42 dwellings.

For the sake of calculating the longevity 
of supply from existing land within zone 
R5 Large Lot Residential and the potential 
yield from greenfield sites, it is assumed 
that one dwelling equates to one lot and 
demand equates to 35 lots per year, on 
average (as outlined in Table 6.3).
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Timeframe
Large Lot Residential 

stock at start of 
period (lots)

Estimate of 
demand over 

period (lots)

Large Lot 
Residential stock 

at end of period 
(lots)

Estimate of 
years of supply 

remaining at end 
of period (years)

2018 – 2023 475 175 300 8.5

2023 – 2028 300 175 125 3.5

2028 – 2033 125 175 -50 0

2033 – 2038 -50 175 -225 0

Table 6.3:  Lot balance sheet for R5 Large Lot Residential zoned land in Coffs Harbour LGA

Based on these estimates of supply and projected estimates of demand, the LGA will be depleted of lots on land within zone R5 Large 
Lot Residential by about 2031 as 475 lots equates to about 13.5 years’ supply of land. Leading up to this point, as supply dwindles, there 
is likely to be pressure to subdivide any remaining zoned land and increased prices for lots that are available. If Council is to provide a 
supply of land to 2040 then an additional 225 lots is required from preferred candidate areas.

6.5 Constraints, 
Infrastructure 
and Services

6.5.1 Physical 
Catchment 
Assessment

The 2009 strategy included a physical 
catchment assessment to determine the 
environmental capacity of the candidate 
areas to support large lot residential 
development. 

The natural environmental factors and 
socio-environmental factors that were 
considered included flooding, water 
resources and quality, native vegetation 
and ecologically sensitive areas, bushfire 
hazard, scenic qualities, land capability 
(slope), acid sulfate and contaminated 
soils, regionally significant farmland and 
resource protection. 

The sieve mapping process used these 
factors to identify a large area of land 
that was relatively unconstrained and 
described as “deferred for future review”. 
This land was mostly located in the vicinity 
of Nana Glen, Coramba and Karangi. 
There was also a small area in the vicinity 
of Corindi Beach. It was also used to 
identify an area at Korora, West Sapphire, 
Moonee, described as “Stage 2”.

This physical catchment information 
remains relevant as a starting point in 
assessing if land is potentially suitable 
for large lot residential development. 
However, some information has been 
updated since 2009 and there is some 
new information relevant to assessing 
candidate areas. This includes the 
following:

• revised flood mapping for the Orara 
and Bucca catchments (2012);

• high biodiversity value (includes 
endangered ecological communities, 
over-cleared vegetation types, high 
value arboreal habitat and koala 
habitat) mapping (CHCC, 2012);

• potential high environmental values 
mapping (former OEH, 2017); 

• coastal wetlands and proximity areas 
(State Environmental Planning Policy 
(Coastal Management) 2018); and

• a composite of the Mid North Coast 
Farmland Mapping Project 2002 and 
Strategic Agricultural Lands 2013.

The 2009 physical catchment mapping 
for candidate areas has been refined to 
include this new information.

Another source of new information 
relevant to candidate areas is the Local 
Environmental Study prepared for 
Council by Eco Logical (2017) that covers 
the Korora, West Sapphire, Moonee 
investigation area that was identified 
as “Stage 2” in the 2009 strategy. 
This information is quite detailed and 

addresses flora/fauna, traffic and access, 
soils and geotechnical, bushfire, flooding, 
acoustic and visual, heritage, land 
contamination and services. 

The 2009 physical catchment mapping 
for the “Stage 2” candidate area has been 
refined to include this new information. It 
is not possible to show all of the individual 
mapping layers from the 2017 Eco Logical 
report in this chapter as it is too detailed. 
This information can be viewed separately 
on Council’s website. However, the 
constraint layers for the Korora, West 
Sapphire, Moonee investigation area are 
included in the constraints information 
layer presented in this chapter.

It is important to recognise when 
preparing maps for the LGMS that some 
information is more accurate than others. 
Strategies typically identify broader areas 
which can be investigated in more detail 
through the planning proposal process 
that would follow on from Council and 
NSW DPIE endorsing this LGMS. Where 
physical constraints are known to occur 
in candidate areas, these are shown on 
locality-based mapping.
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6.5.2 Social and 
Servicing Catchment 
Assessment

The 2009 strategy included a social 
and servicing catchment assessment to 
ensure that candidate areas identified to 
support large lot residential development.

This assessment required that candidate 
areas:
• are consistent with projected 

population changes;

• take into account the social and 
community services available to be 
provided to the community; and

• do not result in development that will 
exceed the carrying capacity of service 
infrastructure.

It assessed population growth and 
age structure; education, health and 
emergency facilities; urban expansion 
areas; road network; shopping; Aboriginal 
cultural heritage; and feedback from 
community consultation.

The 2009 strategy noted that most 

community facilities and services are 

located in urban areas where they serve a 

larger proportion of the population. Given 

that large lot residential areas are typically 

distant from urban centres, reduced 

access to many of the services located in 

these urban centres can be problematic. 

As the private car will remain the 

predominant form of transport for large 

lot residential households, the capacity of 

the road network will present a significant 

factor in determining the best location for 

large lot residential development. 

From a strategic planning perspective, the 

closer large lot residential development 

is able to be located to the nearest 

urban centre, the greater the range of 

accessibility benefits such as reduced 

journeys to work, school, shopping, 

services, recreation and the like. This 

leads to lower greenhouse gas emissions, 

less impact on roads and less congestion 

and associated vehicular impacts. This 

supports objective C1.2 of the MyCoffs 

Community Strategic Plan: “We undertake 

development that is environmentally, 

socially and economically responsible”.

The 2009 social and servicing catchment information remains relevant in assessing 
land that is potentially suitable for large lot residential development. However, 
some information has been updated since 2009 and there is some new information 
relevant to assessing candidate areas. This includes the following:

• Current road access quality assessments
• Revised Pacific Highway alignment
• High Speed Rail corridor options
• 132 kV electricity transmission line corridor
• Updated Aboriginal heritage site records (AHIMS) and Aboriginal cultural heritage values1

Four other social and servicing factors that have been used to assess the suitability 
of land for large lot residential development are:

• Distance to the nearest primary school
• Multiple land ownership/locations (creates competition)
• Proximity to existing or proposed large lot residential areas (clustering to make better use of services)
• Interest from land owners in proceeding with a planning proposal and subdivision (to minimise land banking)
• Prospective lot yield of ten or more lots (to spread development costs).

The 2009 social and servicing catchment mapping for the “deferred for future review” candidate areas has been refined 
to include this new information.

1 At the time of preparing this chapter, cultural heritage mapping was not available to the public and cannot be shown in locality mapping in this chapter. It has been considered and 
remains a factor requiring further assessment if a planning proposal for any locality is contemplated.
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Residential. The primary objective of the 
Large Lot Residential Zone is to provide 
residential housing in a rural setting while 
preserving, and minimising impacts on 
environmentally sensitive locations and 
scenic quality. Supporting this, is the 
objective to minimise land use conflicts 
within this zone and adjoining zones. 

It is considered appropriate that local 
planning controls be amended to 
remove landuses that do not accord 
with the objectives of Zone R5 Large Lot 
Residential. This would provide greater 
certainty for the community and rural 
landholders to manage future land use 
conflicts, and uphold the residential 
objectives of the zone.  

Submissions made to draft Chapter 
6 – Large Lot Residential Lands of the 
LGMS and community feedback received 
during community consultation activities 
associated with Council’s review of its 
LGMS relate to significant land use conflict 
issues between Large Lot Residential uses 
and Horticulture (in particular Intensive 
Plant Agriculture). Community feedback 
received by Council on an Intensive Plant 
Agriculture Discussion Paper which was 
publicly exhibited in 2019 also identified 
significant land use conflict issues 
between Large Lot Residential uses and 
Intensive Plant Agriculture.

Recent studies undertaken by Coffs 
Harbour City Council and Southern Cross 
University have verified many of the 
land use conflict issues reported by the 
wider community in relation to Intensive 
Plant Agriculture. These issues are more 
pronounced in large lot residential areas 
due to the close proximity of dwellings 
to Intensive Plant Agriculture. Frequent 
issues relate to pesticide spray drift, 
impacts on water quality, noise, worker’s 
accommodation, traffic and parking, waste 

management, chemical use, storage and 
handling, land contamination, sediment 
and erosion control, native vegetation 
loss, burning and water extraction and 
storage. The degree of land use conflict 
associated with Intensive Plant Agriculture 
and large lot residential land use is also 
highlighted as an issue for Coffs Harbour 
in the 2018 report by the University 
of Technology Sydney, ‘Right to Farm 
- Agricultural Land Use Survey: Final 
Report.’

Based on the issues raised by 
submissions made to draft Chapter 
6 – Large Lot Residential and broader 
community feedback on this matter, it 
has been determined that Horticulture is 
potentially in conflict with the objectives 
of Zone R5 Large Lot Residential, which 
is to provide residential housing in a rural 
setting while preserving and minimising 
impacts on environmentally sensitive 
locations and scenic qualities. 

This matter was reported to Council on 
22  August 2019, at which time it was 
resolved that Council retain the existing 
requirement for Horticulture on land 
within zone R5 Large Lot Residential of 
Coffs Harbour LEP 2013 (that is, requiring 
development consent).

Council will undertake a review of other 
existing permissible land uses within Zone 
R5 Large Lot Residential to ensure that 
they are consistent with the objectives of 
the zone. 

Chapter 6 – Large Lot Residential of the 
LGMS includes an action to determine 
whether any lands currently zoned R5 
Large Lot Residential (and predominantly 
used extensively for horticultural uses) are 
more suited to an RU4 Primary Production 
Small Lots zoning.

6.6 Land Use 
Conflict
In recent decades, continual 
pressure to change land 
uses and develop rural land 
for urban, rural lifestyle, 
large lot residential and 
intensive plant agricultural 
uses has seen an increase 
in land use conflict and 
uncertainty about the future 
of rural land in the LGA.

The presence of agriculture and non-
rural land uses in the one location can 
generate conflict due to their potential 
incompatibility. This is particularly 
evident with intensive plant agriculture. 
Issues of conflicts have been raised in 
relation to waste, noise, chemical and 
water pollution, and the need for buffers, 
from nearby agricultural activities on 
neighbouring large lot residential land 
uses. 
 
Between 2017 and 2019 Council prepared 
an Intensive Plant Agriculture Discussion 
Paper to inform Chapter 5 - Rural Lands 
of the Coffs Harbour Local Growth 
Management Strategy. The Discussion 
Paper explored options to minimise 
impacts specific to this type of land use 
relating to Zone RU2 Rural Landscape and 
on surrounding land uses. The Intensive 
Plant Agriculture Discussion Paper has 
been finalised and forms an appendix D of  
Chapter 5 of this Strategy.

Coffs Harbour Local Environmental 
Plan (LEP) 2013 provides objective and 
categories of permissible development 
for land uses within Zone R5 Large Lot 

A lot size for any R5 location will need to be consistent with 
the objectives of the R5 Large Lot Residential zone of Coffs 
Harbour LEP 2013 as follows:

• To provide residential housing in a rural setting while preserving, and minimising 
impacts on, environmentally sensitive locations and scenic quality.

• To ensure that large residential lots do not hinder the proper and orderly 
development of urban areas in the future.

• To ensure that development in the area does not unreasonably increase the 
demand for public services or public facilities.

• To minimise conflict between land uses within this zone and land uses within 
adjoining zones.
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6.7 Lot Size

Coffs Harbour has a range of 
existing large lot residential 
lot sizes that reflect past 
planning subdivision rules. 

These lot sizes range from 3,000m² lots in 
Middle Boambee, created in accordance 
with LEP 1988 provisions, to two hectare 
allotment sizes in Nana Glen and the 
steeper areas of Korora Basin, created in 
accordance with LEP 2000 provisions. 

Currently, the minimum lot size for the 
majority of large lot residential areas in 
Coffs Harbour is one hectare, which was 
set by the provisions of LEP 2000 and 
LEP 2013. This lot size was based on the 
advice of the (then) NSW Department of 
Health for land requirements for effluent 
disposal. It was also considered that this 

lot size provided a clear distinction in 
appearance between large lot residential 
and urban residential development. 
Advancements in effluent disposal 
systems suggest that much smaller lot 
sizes could satisfactorily sustain effluent 
disposal from large lot residential 
dwellings.

In 2013, Council commissioned 
Whitehead and Associates Environmental 
Consultants to undertake a wastewater 
assessment of the proposed Bonville 
large lot residential area. The desktop 
study provides a hazard assessment 
of selected sites in the Bonville area in 
relation to site and soil limitations that can 
affect on-site wastewater management 
and the potential for subdivision. 

The report also provides a minimum lot 
size analysis and modelling to determine 
maximum lot density for subdivision. 
It concluded that the recommended 

minimum lot size for future subdivision at 
Bonville is 4,000m². Modelling indicates 
that lot density for subdivision allows one 
on-site wastewater management system 
per 4,000m². It further recommended that 
all future subdivision require a detailed 
land capability assessment for on-site 
wastewater management to ensure any 
proposed subdivision can be sustainable. 
Council adopted a conservative position 
and implemented a one-hectare minimum 
lot size for land in Zone R5 Large Lot 
Residential at Bonville.

The Standard Instrument LEP allows lot 
sizes to be different for land within the 
same zone. For the sake of determining 
the potential large lot residential yield of 
any greenfield land, a minimum lot size 
of one-hectare has been assumed unless 
there is more detailed information that 
indicates a different minimum lot size. 

However, this LGMS is not rigid on this 
and a planning proposal to rezone land 
should apply a minimum lot size relevant 
to the characteristics of the land. This 
will need to be based on a site-specific 
and detailed land capability assessment. 
Given that this may result in lot sizes both 
smaller and greater than one-hectare, it is 
unlikely to alter lot yields overall.

It is also reasonable that if undeveloped 
land within zone R5 can justify a reduced 
lot size, then it should be considered 
through an applicant-initiated planning 
proposal. This would allow a merit case 
for a revised minimum lot size LEP 
amendment request to be submitted to 
Council, bearing in mind the underlying 
reasons for the standard in the first place 
and the objectives of zone R5.

It is important to note that lot size is a 
key characteristic that distinguishes large 
lot residential from urban residential 
development.
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2 To 7 These principles are consistent with the settlement planning principles for rural residential development identified in Settlement Planning Guidelines (Department of 
Planning , 2007).

6.9 Large 
Lot Selection 
Principles 
The principles on which 
the greenfield large lot 
residential sites in this 
chapter are selected are 
substantially the same as 
those which influenced the 
2009 strategy:

• Strengthen the hierarchy of existing 
settlements in the LGA.2

• Located close to existing centres 
(within two kilometres).3

• Located away from areas that may, 
in the future, be needed for urban 
expansion.4

• Future large lot residential 
development should be clustered with 
existing large lot residential areas to 
encourage a sense of community and 
for the efficient provision of services 
and access to higher order services.5

• Fragmented development over the 
landscape will not be permitted.6

• Located away from regionally 
significant farmland and intensive plant 
agriculture areas to minimise conflict.7 

• Located on land with few environmental 
or cultural constraints including High 
Environmental Value lands, High 
Aboriginal Cultural Heritage Value 
lands and land subject to hazards.

• Located with frontage to class 1 or 
2 sealed roads (or roads capable of 
that classification at minimal cost to 
Council).

• Large lot residential development will 
not be permitted east of the Pacific 
Highway alignment.

• Large lot residential development will 
not be permitted in the Eastern Dorrigo 
locality (Lowanna and Ulong).

• Provide sufficient land release to 
deliver equilibrium between land 
supply and demand.

• Land owners have some interest in 
proceeding with a planning proposal to 
enable lots to be created.

• Prospective lot yield of ten or more lots.

6.10 Land 
Release Program
A land release program 
is required to guide the 
location of future large lot 
residential development over 
the next twenty years. The 
identification of potential 
candidate areas ensures 
that future opportunities are 
located and linked to enable 
efficient infrastructure 
provision and to build on the 
existing settlement patterns 
of our rural areas.

The following section identifies five areas 
located both east and west of the coastal 
range, but west of the Pacific Highway 
that should add sufficient land to deliver 
equilibrium between large lot residential 
land supply and demand over the life of 
this LGMS chapter.

6.10.1 Korora, 
Sapphire and 
Moonee Candidate 
Area

This area correlates approximately with 
the area nominated as Stage 2 in the 
2009 strategy. Council has undertaken 
detailed studies of this area resulting 
in it originally being considered as five 
precincts as follows:

• Precinct 1 – Korora Basin. On 10 
November 2016, Council resolved 
to progress a Planning Proposal for 
residual land within the Korora Basin 
to be zoned R5 Large Lot Residential. 
This has now been finalised. It has an 
estimated lot yield of eleven;

• Precinct 2 – Tiki Road. On 10 
November 2016, Council resolved not 
to proceed with the rezoning of any 
land within Precinct 2 due to prevailing 
environmental constraints;

• Precinct 3 – Maccues Road;

6.8 User Pays
Large lot residential 
development does not 
generally require the same 
level of reticulated services, 
eg water and sewerage, as 
urban development. 

In some cases, subdivision can be 
undertaken as a Community Title 
subdivision, which allows for sharing of 
some services between land owners, 
eg some access roads. Communications 
and energy are the responsibility of the 
developer. Water and wastewater are the 
responsibility of future land owners. 

However, Council does expect that 
when land is rezoned to permit large 
lot residential development, all public 
access roads and intersections are to be 
upgraded to a standard consistent with 
Council’s development specifications. 
The cost of infrastructure improvements 
to bring roads and intersections up to 
standard should be met by individuals 
who seek to subdivide their property 
and not by Council. Council will expect 
a voluntary planning agreement to 
ensure that road infrastructure does not 
become a burden on Council. Depending 
on the circumstances, agreements may 
involve multiple land owners. It may also 
require reimbursement of other costs, eg 
environmental studies, etc.

Assuming that land identified in this 
Strategy is to proceed by way of 
planning proposals on a precinct or 
proponent basis, then Council will also 
expect its costs for processing these 
planning proposals to be provided by the 
proponent (in accordance with Council’s 
adopted fees and charges). The user pays 
principle will be applied.
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• Precinct 4 – Wakelands Road/Fairview 
Road/Sugarmill Road; and

• Precinct 5 – Gaudrons Road/The 
Mountain Way.

It is precincts 3, 4 and 5 that remain as 
a candidate area for large lot residential 
development in this chapter (Figure 6.1).
Precincts 3, 4 and 5 are west of the 
Pacific Highway, located between Korora 
and Moonee Beach. They cover an area 
of about 500 hectares, which has been 
mostly subdivided in the past resulting 
in a range of relatively small lots held 
by a large number of land owners 
(approximately 80). 

In 2016, Council commissioned 
environmental studies including: Flora 
and fauna assessment; Acid sulfate soils 
analysis; Geotechnical assessment; 
Bushfire hazard assessment; Flood prone 
land assessment; Visual and acoustic 
analysis; Contaminated land assessment; 
Archaeology assessment (Indigenous 
and post-settlement); roads and access; 
and services (Eco Logical, 2017). This 
work concluded that precincts 3, 4 and 
5 are environmentally constrained and 
economically expensive to service due to 
projected infrastructure costs associated 
with road upgrades and potential new 
road requirements.

Despite it being a relatively large area, 
yields could be as low as 75 new lots 
(based on a mix of one- and two-hectare 
lots). Some land owners dispute this 
figure and suggest it could be more like 
150 lots (Duce, pers comm, 2018). The 
outcome may largely depend on the 
on-site wastewater disposal capability of 
various sites, lot size and how road issues 
are resolved, including the use of private 
roads. One factor that may influence lot 
size and yield is the use of Community 
Title subdivision.

The outstanding issue restricting this site 
in 2009 was reliance on direct access 
to the Pacific Highway to reach services 
and facilities. With the new highway being 
completed, the entire precinct can now 
only be accessed off Solitary Islands 
Way, which has highway overpasses at 
both Moonee and Sapphire. Residents 
can now get to Moonee shopping centre, 
post office, medical centre, beaches and 
a service station without driving on the 
Pacific Highway. This locality now has 

8 The KWSM environmental study identified land as constrained and unlikely to be suitable for inclusion in an R5 zone if it was identified as High Conservation Value (HCV) land; 
high biodiversity value wildlife corridors; contained threatened flora and fauna species; is High Value Aboreal Habitat (HVAH); or includes Endangered Ecological Communities 
(EECs).

good access to social and economic 
services with a primary school at Korora 
and high schools in Coffs Harbour 
and Woolgoolga. Residents can get 
to employment land, hospitals, TAFE 
and university via the Pacific Highway, 
accessible in either direction.

There is a high level of expectation by 
multiple land owners that precincts 3, 4 
and 5 should be a short-term option for 
large lot rezoning and land release. It 
was nominated in the 2009 strategy for 
release by about 2019, and a number 
of land owners are ready to proceed. 
Many of the lots that could be created on 
elevated land would have ocean views, 
placing them in a premium position in 
the market. This is likely to be a different 
market to areas such as Bonville or 
land west of the coastal ranges. Being 
premium lots, there is an increased 
likelihood that they are able to pay for 
expensive infrastructure upgrades such 
as roads.

A “joint report” was tabled at Council's 
ordinary meeting of 10 August 2017, where 
Council planners and some precinct 3, 
4 and 5 land owners agreed to lodge 
privately funded planning proposals (on 
an individual or precinct or clustered 
basis) at a time of their choosing. 
Privately funded planning proposals 
and subsequent funding of any required 
infrastructure upgrades will be the 
responsibility of the land owner/applicant. 
Funding of any construction and 
maintenance of any upgrades to private 
rights-of-carriageway (eg The Mountain 
Way) will also be the responsibility of 
landholders who benefit from access via 
the right-of-carriageway. Subsequently, 
there will be less financial risk to Council 
should applicants wish to proceed with 
planning proposals. Planning proposals 
would still aim to achieve environmentally 
sustainable planning outcomes.

Any areas known to be affected 
by constraints, as identified by the 
environmental studies undertaken to date, 
are shown as hatched.8 The environmental 
studies for this land indicate that 
some areas are constrained by native 
vegetation, riparian areas or steep slopes. 
Some areas are also constrained by lot 
size, lot patterns or dwelling placements. 
Some land is also being used for intensive 
plant agriculture (eg blueberries) and 

this creates issues of buffers and 
potential land use conflicts. Potential 
High Environmental Value vegetation 
as mapped by the former NSW Office of 
Environment and Heritage has also been 
applied as a constraint consistent with 
Action 2.1 of the North Coast Regional 
Plan. Current intensive plant agriculture 
areas (blueberry farms) are shown as 
constrained as a reference to Actions 11.1 
and 11.3 of the North Coast Regional Plan.

Potential and known High Aboriginal 
Cultural Heritage Value areas as mapped 
by Coffs Harbour City Council, the former 
NSW Office of Environment and Heritage 
and the Coffs Harbour Local Aboriginal 
Land Council are a constraint that needs 
to be considered consistent with Action 
18.3 and 18.4 of the North Coast Regional 
Plan. This mapping is not currently 
publicly available but will trigger the need 
for a cultural heritage assessment on 
some sites.

It should not be assumed that all land 
in precincts 3, 4 and 5 will be suitable 
for zone R5 Large Lot Residential, and it 
should not be assumed that all land zoned 
R5 Large Lot Residential will be able to 
be subdivided to create additional lots. 
Constrained land and land in proximity 
to intensive plant agriculture should be 
avoided when considering future large 
lot residential development. The site is 
assessed against the overall selection 
criteria in Table 6.4.

On balance, the best way forward is to 
place all of precincts 3, 4 and 5 in the 
large lot land release program for short-
term release. Land owners will be able to 
bring forward planning proposals either 
individually or in groups. Market forces 
will determine which land proceeds 
early. The planning proposals will need 
to address all relevant planning issues 
and can use the work undertaken by 
Eco Logical in 2017, supplemented by 
additional work as required. Infrastructure 
upgrades (particularly roads) will need 
to be paid for by benefitting land owners 
through planning agreements made public 
through the planning proposal process. 

Lot size for future land within zone 
R5 Large Lot Residential is expected 
to reflect environmental constraints, 
particularly site-specific on-site 
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Assessment criteria
Yes | No | 

Partly
Comment

Strengthen the hierarchy of existing settlements in the 
LGA.

Yes
Future residents will relate to northern beach areas such as 
Korora, Sapphire and Moonee Beach.

Located close to existing centres (within 2 km). Partly
The northern precinct is less than 1 km from Moonee Beach 
commercial centre. The southern precinct is about 6 km north of 
Coffs Harbour (Park Beach Plaza).

Located away from areas that may, in the future, be 
needed for urban expansion.

Yes
This site is not an urban expansion area. It does not have access 
to reticulated water and sewerage.

Future large lot residential development should be 
clustered with existing large lot residential areas to 
encourage a sense of community and for the efficient 
provision of services and access to higher order 
services.

Yes
The area abuts land within zone R5 Large Lot Residential at its 
southern boundary and is an extension of this area.

Located away from regionally significant farmland and 
intensive plant agriculture areas to minimise conflict.

Partly

This site does not include regionally significant farmland but 
some parts of it are north facing and used for intensive plant 
agriculture. Avoiding conflict with intensive plant agriculture (eg 
blueberries) is an issue to be addressed by planning proposals.

Located on land with few environmental or cultural 
constraints including potential High Environmental 
Value lands, High Aboriginal Cultural Heritage Value 
lands and land subject to hazards.

Partly

The site does have some constraints (eg HEV, steep slopes) 
and these have been documented in the environmental studies 
undertaken so far. It is also affected by known and potential High 
Aboriginal Cultural Heritage values mapping and this will need to 
be addressed by planning proposals.

Located with frontage to class 1 or 2 sealed roads (or 
roads capable of that classification at minimal cost to 
Council).

Partly

Local roads are in various condition, with some needing 
significant work. Ensuring roads are capable of upgrades to 
meet agreed standards will be a key factor in lot yield. This will 
require private funding by those creating lots.

Large lot residential development will not be 
permitted east of the Pacific Highway alignment.

Yes
The land is west of the Pacific Highway in its upgraded 
alignment.

Large lot residential development will not be 
permitted in the Eastern Dorrigo locality (Lowanna and 
Ulong).

Yes The land is not in the Eastern Dorrigo locality.

Provide sufficient land release to deliver equilibrium 
between land supply and demand.

Yes The land will add about 75 lots to the existing supply.

Land owners have some interest in proceeding with a 
planning proposal to enable lots to be created.

Yes
Many land owners have been vocal in support of inclusion in this 
chapter of the LGMS and proceeding with rezoning of the land.

Prospective lot yield of ten or more lots. Yes
Individual properties may yield less than 10 lots due to past 
subdivision, but each of the precincts will yield considerably 
more.

Table 6.4:  Site selection criteria assessment of Korora, Sapphire and Moonee Beach candidate area

wastewater studies, if lot sizes less than 
one-hectare are proposed.
 
The Korora, Sapphire and Moonee Beach 
candidate area is shown at Figure 6.1. It is 
predicted that it will yield at least 75 new 
lots, which can proceed by land owner 
driven planning proposals in the short 
term. This is estimated to be about two 
years’ supply of land, but this will depend 
on site-specific studies, lot size and 

market forces. Pent up demand will see 
some planning proposals and subsequent 
subdivision proceed quickly and then 
slow down to a lesser rate.



Figure 6.1 - Korora, Sapphire and Moonee Beach Candidate Area 

Existing Intensive Plan Agriculture Cultivation Areas
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6.10.2 Nana Glen 
Candidate Areas

Nana Glen is located some distance 
from higher order services and facilities 
being approximately 27 kilometres 
from Coffs Harbour, which takes around 
thirty minutes by private vehicle. 
However, it does have a pre-school, 
primary school, shop, post office, 
community hall, swimming pool and 
sports ground focussed around a village 
with approximately 300 residents. A 
further 300 residents live on rural land 
surrounding Nana Glen.

The village of Nana Glen is split in two 
by the Orara River with existing R5 
Large Lot Residential on both sides. The 
primary school and shop are located on 
the western side of the river, and this 
side also has the largest areas of “least 
constrained” land. Placing new residents 
on the southern and western sides of the 
village within walking or cycling distance 
of the primary school or shop is the 
more attractive option for access to local 

The land identified is Lots 380 and 381 DP 
703975, Brewers Road (Figure 6.2).

This land is located one-kilometre from 
the Nana Glen School and 1.1 kilometres 
from the post office, general store and 
service station. It has an un-made Crown 
road at its northern edge, which could be 
used to access Brewers Road. Between 
this point and the village boundary, 
Brewers Road is a sealed local road (first 
1.4 kilometres) with a pavement formation 
of 8 to 10 metres and a spray seal 
between 5.4 and 8.5 metres. Council rates 
the road as condition 1 or 2 (the highest 
rating). The site is assessed against the 
overall selection criteria in Table 6.5.

The gross area is approximately 19 
hectares, which reduces to approximately 
12 hectares when constrained land is 
removed. Assuming a further loss of 
20% to roads and buffers, the net area is 
approximately 10 hectares with a potential 
yield of 10 lots at one-hectare per lot.
 

services and facilities, and is less prone 
to isolation from nuisance flooding. It 
also builds on existing Zone R5 Large Lot 
Residential land.

Two areas have been identified, 
described as the Brewers Road area and 
the Orara Way area.

Brewers Road

This candidate area is a potential 
extension of existing land within zone R5 
Large Lot Residential land that occurs on 
both sides of Brewers Road as it leaves 
the village area, heading south-west. 

The proposed High Speed Rail corridor 
runs in a north/south direction located 
to the west of Nana Glen and limits the 
extension. Some flood affected good 
agricultural land is located near Nana 
Creek. A small, disused public cemetery 
is located at the southern boundary of the 
candidate area. It is not heritage listed. 
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Assessment criteria Yes | No | Partly Comment

Strengthen the hierarchy of existing settlements in the LGA. Yes
Future residents of the site will reinforce the Nana 
Glen community.

Located close to existing centres (within 2 km). Yes
This land is located 1 km from the Nana Glen 
Primary School.

Located away from areas that may, in the future, be needed 
for urban expansion.

Yes
This land is not an urban expansion area. There are 
no plans to expand the Nana Glen village.

Future large lot residential development should be 
clustered with existing large lot residential areas to 
encourage a sense of community and for the efficient 
provision of services and access to higher order services.

Yes
The land abuts existing land within zone R5 Large 
Lot Residential (Lachlan Dew Close).

Located away from regionally significant farmland and 
intensive plant agriculture areas to minimise conflict.

Partly

A small area of regionally significant farmland 
located near Nana Creek that is also flood prone 
has been excluded. A small drainage line is also 
affected by flooding in major events.

Located on land with few environmental or cultural 
constraints including potential High Environmental Value 
lands, High Aboriginal Cultural Heritage Value lands and 
land subject to hazards.

Partly

The candidate area excludes flood affected land, 
good agricultural land and the High Speed Rail 
corridor. It is affected by potential High Aboriginal 
Cultural Heritage values mapping and this will need 
to be addressed by a planning proposal.

Located with frontage to class 1 or 2 sealed roads (or roads 
capable of that classification at minimal cost to Council).

Yes

Brewers Road is sealed and in generally good 
condition. Minor road improvements can be 
made from developer conditions/ contributions as 
required.

Large lot residential development will not be permitted east 
of the Pacific Highway alignment.

Yes The land is west of the Pacific Highway.

Large lot residential development will not be permitted in 
the Eastern Dorrigo locality (Lowanna and Ulong).

Yes The land is not in the Eastern Dorrigo locality.

Provide sufficient land release to deliver equilibrium 
between land supply and demand.

Yes
The land will add about 10 lots to the existing 
supply.

Land owners have some interest in proceeding with a 
planning proposal to enable lots to be created.

Yes
The major land owner in this area has indicated to 
Council that they are interested in subdividing the 
land.

Prospective lot yield of ten or more lots. Yes
Despite some constraints, the candidate area 
should yield ten or more lots.

Table 6.5:  Site selection criteria assessment of Brewers Road candidate area, Nana Glen



Figure 6.2 - Nana Glen Candidate Areas

Orara Way

Brewers Road
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Orara Way

This candidate area is a potential new 
area of R5 Large Lot Residential along 
Orara Way at the southern entry to Nana 

Glen. It would share a boundary to the 
west with the proposed Brewers Road 
extension area. 

The land comprises three lots located 
between a partly made Crown road at the 
northern edge, where the Nana Glen Rural 
Fire Service shed is located, and Ferretts 
Road at the southern edge. The western 
boundary is Nana Creek and the eastern 
boundary is Orara Way. 

Some flood affected good agricultural 
land is located near Nana Creek. A 
132 kV overhead powerline traverses 
the site (roughly north/south). Part of 
the land is identified as potential High 

Aboriginal Cultural Heritage Value and 
this may further constrain yields. The land 
identified is Lot 96 DP 134712 (Orara Way), 
Lot 841 DP 626741 (Ferretts Road) and Lot 
7003 DP 93112 (Orara Way) (Figure 6.2). 
Lot 7003 is Council land (approximately 
1.5 hectares) that is zoned RE1 Public 
Recreation but is currently not being used 
actively for recreation purposes. 

The candidate area is located 1.2 
kilometres from the Nana Glen School 
(at its closest point) and one-kilometre 
from the post office, general store 
and service station. It has 680 metres 
frontage to Orara Way and both the 70 
kilometres per hour and 50 kilometres 
per hour speed zones are located along 
this frontage. Orara Way, along the 
candidate area frontage to the village 
boundary, is a sealed minor arterial road 
with a pavement formation of 8.4 metres 
and a spray seal of 6 metres. Council 

rates the road as condition 4 (the second 
lowest rating). It is important that any 
future development of this site gain 
access from either Ferretts Road or the 
unnamed RFS shed access as no private 
driveway access along Orara Way will be 
acceptable. Intersection design for access 
points will need to meet appropriate 
design standards for the level of traffic 
anticipated. The cost of intersection 
upgrades needs to be considered as part 
of any future planning proposal.

The site is assessed against the overall 
selection criteria in Table 6.6.

The gross area is approximately 23 
hectares, which reduces to approximately 
16 hectares when constrained land is 
removed. Assuming a further loss of 
20% to roads and buffers, the net area is 
approximately 13 hectares with a potential 
yield of 13 lots at one-hectare per lot.

Assessment criteria Yes | No | Partly Comment

Strengthen the hierarchy of existing settlements in the LGA. Yes
Future residents of the site will reinforce the Nana 
Glen community.

Located close to existing centres (within 2 km). Yes
This land is located 1.2 km from the Nana Glen 
Primary School.

Located away from areas that may, in the future, be needed 
for urban expansion.

Yes
This land is not an urban expansion area. There are 
no plans to expand the Nana Glen village.

Future large lot residential development should be 
clustered with existing large lot residential areas to 
encourage a sense of community and for the efficient 
provision of services and access to higher order services.

No
It abuts the proposed extension to the Brewers 
Road candidate area that is yet to be zoned.

Located away from regionally significant farmland and 
intensive plant agriculture areas to minimise conflict.

Partly
A small area of regionally significant farmland 
located near Nana Creek that is also flood prone 
has been excluded.

Located on land with few environmental or cultural 
constraints including potential High Environmental Value 
lands, High Aboriginal Cultural Heritage Value lands and 
land subject to hazards.

Partly

The candidate area excludes flood affected land 
and good agricultural land. It is affected by potential 
High Aboriginal Cultural Heritage values mapping 
and this will need to be addressed by a planning 
proposal.

Located with frontage to class 1 or 2 sealed roads (or roads 
capable of that classification at minimal cost to Council).

No

Orara Way is a minor arterial road and capable 
of dealing with additional traffic but it is currently 
not classified as a class 1 or 2 road. It is capable 
of being brought up to that standard. Intersection 
standards will need to be addressed by a planning 
proposal.

Large lot residential development will not be permitted east 
of the Pacific Highway alignment.

Yes The land is west of the Pacific Highway.

Large lot residential development will not be permitted in 
the Eastern Dorrigo locality (Lowanna and Ulong).

Yes The land is not in the Eastern Dorrigo locality.

Provide sufficient land release to deliver equilibrium 
between land supply and demand.

Yes
The land will add about 13 lots to the existing 
supply.

Land owners have some interest in proceeding with a 
planning proposal to enable lots to be created.

Yes
The major land owner in this area has indicated to 
Council that they are interested in subdividing the 
land.

Prospective lot yield of ten or more lots. Yes
Despite some constraints, the candidate area 
should yield ten or more lots.

Table 6.6:  Site selection criteria assessment of Orara Way candidate area, Nana Glen



Figure 6.3 - Coramba Candidate Area

East Bank Road
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6.10.3 Coramba 
Candidate Area

Coramba is located some distance from 

higher order services and facilities being 

approximately 15 kilometres from Coffs 

Harbour, which takes around 15 minutes 

by private vehicle. However, it does 

have a pre-school and long day care 

centre, primary school, shops, post office, 

hotel, police station, community hall and 

sports ground focussed around a village 

with approximately 400 residents. A 

further 400 residents live on rural land 

surrounding Coramba.

The village of Coramba is split in two by 

the Orara River and the North Coast Rail 

Line with existing R5 Large Lot Residential 

on both sides. The primary school and 

shops, etc, are located on the western 

side of the river and rail line. The smaller 

eastern village area has a direct link via a 

footbridge across the river. Although there 

are areas of “least constrained” land on 

both sides, the High Speed Rail corridor 

traverses most of the potential land on 

the western side, and the balance is flood 

prone. Land to the south of the village 

is constrained by the floodplain, rail line 

and vegetated steep land, resulting in 

small pockets with individual frontage to 

Coramba Road. Placing new residents 

on the northern and eastern sides of the 

village within walking or cycling distance 

of the primary school and shops is the 

preferred option.

East Bank Road

This candidate area is a potential 
extension of land within zone R5 Large 
Lot Residential that occurs on both sides 
of East Bank Road as it leaves the eastern 
village area, heading north.

The land identified is part Lots 54, 55 and 
56 DP 752834 (East Bank Road) and Lots 
1 and 2 DP 1093448 (East Bank Road) 
(Figure 6.4). It is limited on one side by 
the North Coast Rail Line. The candidate 
area is located 1.5 kilometres from the 
Nana Glen School (at its closest point) 
via the footpath river crossing and 2 
kilometres from the school via East Bank 
Road and Orara Way. It is 1.1 kilometres 
from the post office and shops via the 
footpath river crossing and 1.6 kilometres 
via East Bank Road and Orara Way. It has 
1.2 kilometres combined frontage to East 
Bank Road with some of the candidate 
area located on either side. The Coramba 
Historic Cemetery is also located along 
this frontage.

East Bank Road, along the candidate 
area frontage to the village boundary, 
is a sealed rural collector road with a 
pavement formation between 7.8 and 
10.2 metres and a spray seal between 5.4 
and 6.2 metres. It is speed limited with 
the 50 kilometres per hour zone starting 
approximately 200 metres out from the 
eastern village area. Council rates the 
road as condition 1 or 2. It is important that 
any future development of this site gain 
access from a limited number of points 
as no private driveway access along East 
Bank Road will be acceptable. Intersection 
design for access points will need to 
meet appropriate design standards for 
the level of traffic anticipated. The cost of 
intersection establishment needs to be 
considered as part of any future planning 
proposal.

The site is assessed against the overall 
selection criteria in Table 6.7.

The gross area is approximately 54 
hectares, which reduces to approximately 
44 hectares when constrained land is 
removed. Assuming a further loss of 
20% to roads and buffers, the net area is 
approximately 35 hectares with a potential 
yield of 35 lots at one-hectare per lot.
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Assessment criteria Yes | No | Partly Comment

Strengthen the hierarchy of existing settlements in the LGA. Yes
Future residents of the site will reinforce the 
Coramba community.

Located close to existing centres (within 2 km). Yes The land is 1.5 km from Coramba School.

Located away from areas that may, in the future, be needed 
for urban expansion.

Yes
This land is not an urban expansion area. There are 
no plans to expand the Coramba village.

Future large lot residential development should be 
clustered with existing large lot residential areas to 
encourage a sense of community and for the efficient 
provision of services and access to higher order services.

Yes
It would be an extension to the existing East Bank 
Road R5 Large Lot Residential land.

Located away from regionally significant farmland and 
intensive plant agriculture areas to minimise conflict.

Partly

A small area of regionally significant farmland is 
located near the North Coast Rail Line. This land 
is also flood prone and will not be suitable for R5 
Large Lot Residential.

Located on land with few environmental or cultural 
constraints including potential High Environmental Value 
lands, High Aboriginal Cultural Heritage Value lands and 
land subject to hazards.

Partly

The candidate area is east of the North Coast Rail 
Line. Some of the drainage lines that affect it are 
flood affected and potential HEV lands. It is affected 
by a small area of potential High Aboriginal Cultural 
Heritage values mapping and this will need to be 
addressed by a planning proposal.

Located with frontage to class 1 or 2 sealed roads (or roads 
capable of that classification at minimal cost to Council).

Yes

East Bank Road is sealed and in generally good 
condition. Minor seal improvements can be made 
from developer conditions/ contributions as 
required. Intersection locations along East Bank 
Road will be limited.

Large lot residential development will not be permitted east 
of the Pacific Highway alignment.

Yes The land is west of the Pacific Highway.

Large lot residential development will not be permitted in 
the Eastern Dorrigo locality (Lowanna and Ulong).

Yes The land is not in the Eastern Dorrigo locality.

Provide sufficient land release to deliver equilibrium 
between land supply and demand.

Yes
The land will add about 35 lots to the existing 
supply.

Land owners have some interest in proceeding with a 
planning proposal to enable lots to be created.

Yes
The major land owners in this area have indicated to 
Council that they are interested in subdividing the 
land.

Prospective lot yield of ten or more lots. Yes
Despite some constraints, the candidate area 
should yield ten or more lots.

Table 6.7:  Site selection criteria assessment of East Bank Road candidate area, Coramba



Chapter 6 Large Lot Residential     23

6.10.4 Karangi 
Candidate Area

Karangi is a village that does not have a 
clearly defined focal point of clustered 
housing. 

The post office and store are at the 
Coramba Road/Upper Orara Road corner 
while the school is located on Coramba 
Road, approximately 100 metres from the 
store. Assuming the school and store are 
the focal point then Karangi is about 10 
kilometres from higher order services and 
facilities in Coffs Harbour, which takes 
around 10 minutes by private vehicle. 
However, it does have a primary school, 
post office, store and rural fire service 
shed. The rural locality has approximately 
200 residents.

The High Speed Rail corridor passes well 
to the west of Karangi (approximately 3 
kilometres) and poses no issues for land 
in proximity to the school. Some of the 
land closest to the school and shop is 
flood affected from Karangi Creek (flowing 
from the east) and Wongiwomble Creek 
to the west. The Coffs Harbour Lawn 
Cemetery is also located immediately 
to the east of the shop. There is a 50 
kilometres per hour speed zone along 
Coramba Road near the school/shop and 
a small section of footpath on the eastern 
side. However, Coramba Road along with 
the North Coast Rail Line creates an east/
west divide scenario for future large lot 
residential development if it is to occur. 

The least constrained land within 2 
kilometres of the school and shop is 
located in the vicinity of Poperaperan 
Creek Road (east and north of the school), 
Upper Orara Road (west of the school) 
and Mastons Road (east and south of 
the school). The only interest received 
from land owners to date is a cluster 
in the Poperaperan Creek Road area, 
a cluster along Coramba Road north 
of Poperaperan Creek Road and some 
individual properties near Karangi Dam 
and west of the Orara River. There is no 
land within zone R5 Large Lot Residential 
that can be expanded in any of these 
locations. Poperaperan Creek Road is 
favoured.

Poperaperan Creek 
Road

Poperaperan Creek Road is a cul de 
sac of about twenty lots ranging in size 
from approximately 0.3 hectares to 26 
hectares. 

The land is a mix of steep, heavily 
vegetated land that slopes down to the 
small Poperaperan Creek floodplain 
where some land is flood prone. Some of 
the vegetated areas have been mapped 
as Endangered Ecological Communities 
(EECs) and these correlate with over 
cleared vegetation types.

The candidate area is a suite of properties 
along Poperaperan Creek Road as 
identified in Figure 6.5. The candidate 
area is located 1.2 kilometres from the 
Karangi School (at its closest point) and 
the post office/ shop. Poperaperan Creek 
Road is a local road in variable condition. 
It has a standard “T” intersection 
with Coramba Road with no provision 
for turning vehicles, acceleration or 
deceleration lanes. It is approximately 
one-kilometre in length with the first 50 
metres having a pavement formation 
of 8.8 metres and a spray seal of 4.8 
metres. The remaining 940 metres has 
a pavement formation of 7 metres and a 
spray seal of 5 metres. Council rates the 
road as condition 2 or 3. Coramba Road 
has a 100 kilometres per hour speed 
limit at the intersection. It is a sealed, 
minor arterial road in good condition. It 
is important that any future development 
of this site gain access from Poperaperan 
Creek Road as no private driveway access 
along Coramba Road will be acceptable. 
Intersection design for Coramba 
Road will need to meet appropriate 
design standards for the level of traffic 
anticipated. The cost of intersection 
upgrades needs to be considered as part 
of any future planning proposal.

The site is assessed against the overall 
selection criteria in Table 6.8.

The gross area is approximately 40 
hectares, which reduces to approximately 
35 hectares when constrained land is 
removed. Assuming a further loss of 
30% to roads, buffers and small lots that 
already have a dwelling, the net area 
is approximately 25 hectares with a 
potential yield of 25 lots at one-hectare 
per lot. 
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Figure 6.4 - Karangi Candidate Area 

Poperaperan 
Creek Road
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Assessment criteria Yes | No | Partly Comment

Strengthen the hierarchy of existing settlements in the LGA. Yes
Future residents will reinforce the small Karangi 
community.

Located close to existing centres (within 2 km). Yes The land is 1.2 km from Karangi School.

Located away from areas that may, in the future, be needed 
for urban expansion.

Yes
This land is not an urban expansion area. There are 
no plans to create a Karangi village zone.

Located away from regionally significant farmland and 
intensive plant agriculture areas to minimise conflict.

Partly

A small area of regionally significant farmland is 
located near Poperaperan Creek. This land is also 
flood prone and will not be suitable for R5 Large Lot 
Residential.

Future large lot residential development should be 
clustered with existing large lot residential areas to 
encourage a sense of community and for the efficient 
provision of services and access to higher order services.

No
There is currently no land within zone R5 Large Lot 
Residential near Karangi.

Located on land with few environmental or cultural 
constraints including potential High Environmental Value 
lands, High Aboriginal Cultural Heritage Value lands and 
land subject to hazards.

Partly

The candidate area mostly excludes flood affected 
land, steep land and environmentally sensitive land. 
A potential HEV area is a buffer to a threatened 
species record. It is affected by a small area of 
potential High Aboriginal Cultural Heritage values 
mapping and this will need to be addressed by a 
planning proposal.

Located with frontage to class 1 or 2 sealed roads (or roads 
capable of that classification at minimal cost to Council).

Partly

Poperaperan Creek Road is in good condition. 
Seal and intersection improvements to upgrade 
the road can be made from developer conditions/ 
contributions as required.

Large lot residential development will not be permitted east 
of the Pacific Highway alignment.

Yes The land is west of the Pacific Highway.

Large lot residential development will not be permitted in 
the Eastern Dorrigo locality (Lowanna and Ulong).

Yes The land is not in the Eastern Dorrigo locality.

Provide sufficient land release to deliver equilibrium 
between land supply and demand.

Yes
The land will add about 25 lots to the existing 
supply, depending on lot size.

Land owners have some interest in proceeding with a 
planning proposal to enable lots to be created.

Yes
The major land owners in this area have indicated to 
Council that they are interested in subdividing the 
land.

Prospective lot yield of ten or more lots. Yes
Despite some constraints, the candidate area 
should yield ten or more lots.

Table 6.8:  Site selection criteria assessment of Poperaperan Creek Road candidate area, Karangi
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Figure 6.5 - Previously Omitted Bonville Land

Butlers 
Road

Williams 
Road
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6.10.5 Previously 
Omitted Bonville 
Land

Council at its Ordinary Meeting of 8 
December 2016 resolved to adopt a 
planning proposal to rezone suitable land 
within the Bonville Large Lot Residential 
Investigation Area for large lot residential 
purposes.

Three land parcels within this planning 
proposal were included post exhibition 
to address submissions made during the 
formal exhibition period for the Planning 
Proposal. These lands are located as 
shown on Figure 6.5

The subject land parcels formally known 
as Lot 4 DP 41228 (81 Butlers Road), Lot 

5 DP 41228 (75-77 Butlers Road), and Lot 
222 DP 852558 (1 – 1A Williams Road) 
were not identified within the Bonville 
Large Lot Residential Candidate area 
of Council’s endorsed Rural Residential 
Strategy 2009. Despite this, Council at its 
Meeting of 8 December 2016 endorsed 
the inclusion of this land in the Planning 
Proposal. 

When seeking endorsement from the 
former NSW Planning and Environment 
for the planning proposal, Council was 
advised by the Department that it was 
not able to endorse the inclusion of these 
land parcels as they had not been subject 
to community consultation in accordance 
with the Gateway Determination. It was 
suggested by the Department at this time, 
that consideration of these land parcels 
for large lot residential purposes could 

be addressed by individual proponent led 
planning proposals.

On the basis of this advice, an action 
is provided within Section 6.12.1 of this 
Chapter to enable proponent initiated 
planning proposals to be submitted to 
Council seeking the rezoning of suitable 
land within the subject lots. Such planning 
proposals are to be suitably justified 
based on site specific land capability 
assessments relative to the characteristics 
of the land, including detailed 
consideration of regionally significant 
farmland and flood hazard.

The likely resulting lot yield from these 
sites is minor due to the characteristics of 
the land and thus inclusion of these lots 
is unlikely to impact on the demand and 
supply calculations within this Chapter.
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The identification of 
potential priority candidate 
areas in this large lot 
residential chapter of 
the LGMS ensures that 
future large lot residential 
opportunities are located 
to enable efficient 
infrastructure provision. 
The land release program 
should be audited after five 
years and comprehensively 
reviewed after ten years.

Coffs Harbour LGA has relatively large 
stocks of unsubdivided land within zone 
R5 Large Lot Residential that can supply 
new land to satisfy legitimate demand 
for approximately 13.5 years. This land is 
the short-term supply that can proceed 
subject to a successful development 
application for subdivision. However, 
this land is concentrated at Bonville and 
Korora. 

There is a perceived demand for large 
lot opportunities to reinforce the small 
communities of Nana Glen, Coramba and 
Karangi. There is also a long history of 
Council supporting additional large lot 
residential land at Korora, Moonee and 
Sapphire west of the Pacific Highway. 
Collectively, the candidate areas in these 
locations could contribute a further 158 
lots representing about 4.5 years’ supply 
at average annual demand rates (Table 
6.9 and Figure 6.6).

In combination with existing zoned land, 
this LGMS should supply Coffs Harbour 
LGA with about 18 years’ supply of large 
lot residential land. This takes large lot 
land supplies into the medium term. This 
assumes that over time, all candidate area 
land owners choose to rezone their land 
and proceed with subdivision. It accounts 
for the lag time to prepare studies and 
progress with a planning proposal, and 
then ultimately subdivision of the land. 
This land release program identifies 
future rural lifestyle living opportunities in 

locations that are largely unconstrained, 
have a strong potential to build on and 
strengthen existing communities, and 
should be able to provide an acceptable 
standard of road infrastructure at minimal 
cost to the wider community.

It is not intended to stage the rezoning 
of any of the candidate areas. There 
will be no preferred sequencing of the 
sites or between localities. The land is in 
multiple land ownership and, collectively, 
is a relatively modest amount of land. It is 
recommended that market forces dictate 
the pace at which planning proposals 
(rezoning of land) are brought to Council. 
This will occur on a full user pays basis as 
outlined in this document. Identifying land 
in this LGMS, but not rezoning it should 
avoid the land banking scenario that can 
otherwise occur.
 

Reference
(on Figure 6)

Locality
Potential lot yield 
once it is rezoned

Comments

A Korora, Sapphire, Moonee 75

Lot yield could be more, depending on lot size, on-site waste 
disposal options, road standards, potential High Aboriginal 
Cultural Heritage Value land, vegetation buffers and use of 
Community Title.

B Brewers Road, Nana Glen 10
Lot yield will be influenced by High Speed Rail corridor buffers, 
small heritage cemetery and potential High Aboriginal Cultural 
Heritage Value.

C Orara Way, Nana Glen 13
Lot yield will be influenced by potential High Aboriginal Cultural 
Heritage Value, small heritage cemetery and 132 kV easement 
buffers. Intersection upgrades need to be considered.

D Coramba 35
Lot yield may be influenced by North Coast Rail buffers and 
drainage line flooding and vegetation buffers.

E Karangi 25
Area will need to be accessed off Poperaperan Creek Road as 
an upgraded single access point to Coramba Road.

Total: 158

Table 6.9:  Candidate areas that may supply future large lot residential opportunities in Coffs Harbour LGA

6.11 Recommendations
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6.12.1 Implementation

This chapter of the Local 
Growth Management 
Strategy (LGMS) looks at 
how we can plan for rural 
lifestyle living opportunities 
as a housing option to 
support Coffs Harbour 
City Council’s growing 
population and demographic 
changes over the next 
twenty-two years to 2040. 

The implementation of this chapter 
depends largely on market forces to 

generate land owner driven planning 

proposals and subsequent applications 

for subdivision.

The sites identified in Table 6.9 and 

Figure 6.6 are in a rural zone that 

does not permit large lot residential 

subdivision. Subdivision can only be 

realised by amending Coffs Harbour LEP 

2013, by a process known as a planning 

proposal. Land owners that are identified 

in this LGMS can proceed with a planning 

proposal in accordance with the flow chart 

in Figure 6.7. 

A planning proposal usually takes at 

least twelve months to complete, or 

longer if site-specific studies have to 

be prepared. Once land is rezoned R5 
Large Lot Residential then a development 
application can be lodged with Coffs 
Harbour City Council to subdivide and 
erect dwellings on that land at the 
permitted density.
 
The implementation of this chapter 
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 is outlined in Table 
6.10.

The timeframes specified in the following 
tables relate to Council’s internal 

Figure 6.7:  Applicant initiated planning proposal process

Complete Request to Amend
Coffs Harbour LEP

Attend Pre-lodgement
meeting with Council staff

Await peer review 

Applicant supplies 
information to 

Council's satisfaction

Information not 
supplied to Council's 

satisfaction

And/or planning 
proposal not 

justified

Council requires additional 
information before it can 

initiate a planning proposal

Pay fees and Council 
prepares the planning 

proposal

Planning proposal
not adequately 

justified

No additional 
information required

Pay fees and Council prepares 
the planning proposal

6.12 Directions, Actions, Implementation and Review
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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 6.10.

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)

11.3

Identify and 
protect intensive 
agriculture 
clusters in local 
plans to avoid 
land use conflicts, 
particularly with 
residential and 
rural residential 
expansion.

High

Review Coffs Harbour LEP 2013 
to determine whether any lands 
currently within zone R5 Large Lot 
Residential (and predominantly 
used extensively for horticultural 
uses) are more suited to an RU4 
Primary Production Small Lots 
zoning. 

Table 6.10: LGMS Chapter 6 Actions

GOAL 2: A THRIVING, INTERCONNECTED ECONOMY
Direction 11: Protect and enhance productive agricultural lands
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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)

24.1

Ensure that 
new rural 
residential areas 
are delivered 
in accordance 
with a growth 
strategy and 
the Settlement 
Planning 
Guidelines.

High

Review permissible land uses within 
Zone R5 Large Lot Residential of 
Coffs Harbour LEP 2013 against 
the objectives of the zone. For 
example, animal boarding or training 
estabilishments and veterinary 
hospitals are all uses currently 
permitted with consent within the R5 
zone, which may not accord with the 
objectives of Zone R5. Amend Coffs 
Harbour LEP 2013 to prohibit landuses 
(other than Horticulture) that do not 
accord with the objectives of Zone R5.  

High

Enable proponent initiated planning 
proposals to be submitted for the 
following land which was omitted from 
the Bonville Large Lot Residential 
rezoning process: Lot 4 DP 41228 (81 
Butlers Road), Lot 5 DP 41228 (75-77 
Butlers Road), and Lot 222 DP 852558 
(1 – 1A Williams Road). Planning 
proposals prepared for this land are 
to be suitably justified based on site 
specific land capability assessments 
relative to the characteristics of the 
land, including detailed consideration 
of regionally significant farmland and 
flood hazard.

24.2

Ensure that 
any new rural 
residential areas 
are located 
outside of the 
coastal strip, or 
as identified in a 
growth strategy 
endorsed by 
DPIE.

Low

Ensure that any proponent led 
requests to amend Coffs Harbour 
LEP 2013 accord with the endorsed 
Coffs Harbour Local Growth 
Management Strategy and are 
justified based on site-specific land 
capability assessments relative to the 
characteristics of the subject land, 
including proposed  minimum lot size.

GOAL 4: GREAT HOUSING CHOICE & LIFESTYLE OPTIONS
Direction 24: Deliver well-planned rural residential housing areas 
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6.12.2 Monitoring and 
Review

There will be ongoing monitoring of the 
LGMS with the aim of making further 
improvements as additional information 
becomes available. This includes 
reporting every two years on approvals 
for lots and dwellings in zone R5 Large 
Lot Residential.

The large lot residential chapter of the 
LGMS should be reviewed within ten 
years to assess supply and demand 
assumptions and the way owners of 
candidate areas have responded to 
inclusion in the LGMS. It should not 
be assumed that a future LGMS will 
contain a large lot residential chapter. 
The Department of Planning, Industry 
and Environment advises North Coast 
Councils that it should not be considered 
an essential component of the LGA’s 
future housing needs; the majority of 
which should be provided in urban areas 
(DPIE, 2018). 
 

6.13 Resourcing 
Policy Changes
Resourcing implications 
need to be considered with 
the adoption by Council of 
Chapter 6.

This Strategy identifies that local 
planning controls should be amended 
to remove landuses that do not accord 
with the objectives of Zone R5 Large Lot 
Residential, excluding Horticulture; and to 
review whether any existing horticultural 
clusters would be more suited to Zone 
RU4 Primary Production Small Lots. 

The potential land use conflicts 
associated with land zoned R5 Large Lot 
Residential will continue to have some 
resourcing implications for Council to 
achieve the desired outcomes of this 
Strategy. This is because Council will 
need to undertake some compliance work 
to enforce these land use conflict issues. 
However, the benefits to residents living 
in these areas will outweigh the costs of 
this additional compliance resource. 

It is currently anticipated that some 
additional part-time development 
assessment and compliance positions 
would be required to resource work 
generated by these policy changes.
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