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Executive Summary

The Port Stephens Planning Strategy (PSPS) builds on the 2007 Community Settlemen
and Infrastructure Strategy by providing a comprehensive planning strategy for th

Local Government Area (LGA).

The PSPS is one of a suite of high level strategic documents produc
Stephens Council to guide the operations of the Council, and the future
sustainability of the LGA. The other documents include the Port
Strategy and the Port Stephens Integrated Strategic Plans.

The PSPS responds to the State Government’s Lower Hunter Regi@nal Str

Po
n
es

gy (LHRS)

and Lower Hunter Regional Conservation Plan (LHRCP) by providing local level
detail, and by incorporating the results of more recent uch as the Port

Stephens Commercial and Industrial Land Study (CILS) e al Lands Study
(RLS). Q
The PSPS provides a rationale for the land use planni les to be included in the

Port Stephens Principal Local Environmental Plan (LER) and a review of the Port

Stephens Development Control Plan (DCP

Port Stephens LGA faces a range of gppor 188 and challenges, which include:

. An ageing of the population profil

o A declining supply of lafnd with urban potential

. A dispersed settlemen n

o A high dependence r vehicles and low public transport availability

and use
Significant impa o climate change and sea level rise
. Significant en tal assets (eg. the coast, the waterways, landscape

and natu as)and constraints (eg. flooding, acid sulphate soils)

° The impaet itary aircraft noise

. Are mic growth, such as Tomago and Wiliamtown (DAREZ Business
Par

. i@nal airport with ready access to other centres

cting urban expansion to suitable areas near existing centres and services.

@ ponds to these challenges by focusing urban growth around centres

Primary Growth Corridor of the LGA stretches in the north from the recently
rezoned North Raymond Terrace (Kings Hill) new release area to the regional centre
of Raymond Terrace, to the emerging Enterprise Corridor of Heatherbrae and then is
anchored in the south by the Tomago Industrial Precinct. There is also an Eastern
Growth Corridor encompassing Medowie, Wiliamtown, Newcastle Airport and
Fullerton Cove/Fern Bay. However, the potential for additional growth in the medium

to long term in the Eastern Growth Corridor area will be re-evaluated

following

review of the Lower Hunter Regional Strategy and completion of the Raymond
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Terrace/Heatherbrae Growth Strategy. The main urban release areas are at Anna
Bay, North Raymond Terrace (Kings Hil), and Medowie. In addition there is
considerable “infill” as a result of the development of undeveloped zoned
residential land within the existing urban area. The PSPS also seeks to ensure that
other land with urban potential is not lost to inappropriate development, such as
rural residential development, which has occurred in the past. Refer to the Port
Stephens Planning Strategy Map.

The LHRS and PSPS promote Raymond Terrace as a regional centre. As suc
undergo considerable change in order to deliver a broader range of business an
community services to a wide catchment. Mixed use development in t ion
centre, including housing, is strongly encouraged.

SPS.

Selective intensification of existing urban areas is supported by, the P The
development of medium density housing is encouraged within and [Su nding

centres where services and transport are more available.

Economic development of the LGA is supported by la licies which are
based on the findings of the CILS. The CILS found that m mercial areas could
meet anticipated demand up to 2031 by either intepsifyi sting development,
utilising underused sites in the commercial arealo nor additions to the

commercially zoned land.

CILS found that there is generally an ade te sup of industrial land to cater for
future local needs and for industries meeti needs of external markets.

Newcastle Airport, RAAF Base Willia n and the Port of Newcastle will be major
economic drivers for the LGA. It is importamnt that infrastructure, particularly transport
infrastructure, is adequate to meet the needs of these areas.

w. of tourism and local services in economic
elidevelopment of local centres is a major factor in

The PSPS also considers t
development. The app

providing an envir aximise the growth of these sectors.

The PSPS builds ensive conservation framework of the LGA, including the
Green Corridor, Stephens Great Lakes Marine Park, and the National Park
Estate. It se lish conservation priorities in order to reduce uncertainty and
to provide ptimal balance between development and biodiversity.

ains a big challenge for the LGA. Public transport availability is limited
e is very low and there is a high dependence on motor vehicles. As the
grows, and centres intensify, the viability of public transport should

ice levels to make it an attractive alternative to the car. The development of
pedestrian and cycle paths is also very important because these travel modes have
the potential to replace the very short trips that constitute the majority of motor
vehicle movements.

Port Stephens Planning Strategy 2011 — 2036 2



Executive Summary

Finally, climate change and accompanying sea level rise presents a range of
challenges to the LGA. Council has undertaken analysis to determine the likely
highest risks from climate change. The impacts of climate change will be profound.
While the PSPS takes climate change into account, more research will be required to

determine its impacts and the measures needed to address them.

5\*0
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1. Purpose

1. Purpose

The Port Stephens Planning Strategy (PSPS) aims to provide high level strategic
direction for spatial planning in the Port Stephens Local Government Area
(LGA). It aims to guide land use allocation and other provisions of Port
Stephens Principal Local Environmental Plan (LEP) and a range of othe
planning documents used to regulate development and ensure conservation
in the LGA. In summary, the PSPS:

Provides the context and directions for land use across the LG
Guides the preparation of the Port Stephens Local Environme
Guides the preparation of development control plans;
Establishes a direction for the provision of infrastr
transport.
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2. Background

The Port Stephens Community Settlement and Infrastructure Strategy (CSIS)
was adopted by Council in 2007. The CSIS was reviewed in 2010 and the
resultant document titled the draft Community Settlement Strategy was
publically exhibited for comment. As a result of comments received durin

the exhibition period, the draft Strategy was extensively revised and this e
comprehensive document, the PSPS was produced. The development %

PSPS considered such matters as:

o The Port Stephens Futures Strategy

o Council’s Integrated Strategic Plans, such as Port Steplen ity
Strategic Plan

o Current and projected supply and demand for housing an idential
land

o Current and projected supply and dem orY\commercial and
industrial floorspace and land

) Current and projected demands on the rur of the LGA

o Demographic change

o Social and economic trends

o Environmental issues, including the implications of climate change

o A range of important State and mmonwealth Government
documents, policies and initiatives, such as the State Plan, and
Australia to 2050: Future Chal - the 2010 Intergenerational Report

o Comments received ing xhibition of the draft Community

Settlement Strategy.

An important role of tf
documents. How the
framework is illustra; gure 1.

PSPS is to inform a number of statutory planning

%,
%,
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Figure 1: Strategic and Statutory Planning Frame
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Strategy

Community Strategic Plan

Council Plans

Operational Plan / Delivery
Program
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Framework

Port Stephens Planning
Strategy (PSPS)

Local Area Strategies
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Bay, Raymond Terra
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Implementation
Plans, Development
Planning

Principal Lagal
Environmen

elopmen trol Plan

~

a lity and generic
pr ons within the DCP

Location and

Port Stephe

LGA i

iption

vernment Area (LGA) is located in the Hunter
les, about 200 kilometres north of Sydney.

imately 55 kilometres from east to west and 30 kilometres
th. It extends north to Karuah, west to Duns Creek, east to

outh to Hexham and southeast to Fern Bay. The land area of

S square kilometres.

ort Stephens LGA is bounded by Dungog Shire and the Great Lakes
il areas in the north, the Tasman Sea in the east, the City of Newcastle
3ss the Hunter River in the south and Maitland City in the west.

The LGA contains major service centres at Raymond Terrace (regional
centre), and Nelson Bay/Salamander. A major industrial area is located at
Tomago which is adjacent to the Port of Newcastle, and the regional civilian
airport is located at Wiliamtown. A large defence facility, RAAF Base
Williamtown, is located adjacent to the airport.

Port Stephens Planning Strategy 2011 — 2036
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2

. Background

Figure 2: Location of Port Stephens LGA

Major physical characteristies of ea are the Hunter estuary and
wetlands to the south, the St n sand dunes and beaches to the east, the
major waterway of Port Stephens§in the northeast, and the rural hinterland
and Wiliams River to @he west. The LGA has a substantial estuary system
including deep water withga surface area of over 100 sq. kilometres, making it
approximately three ti @ size of Sydney Harbour.

Large areashof LGA are of environmental significance, with several
National Park arine park within the LGA, as well as the Watagan to

Stockton rridor traversing the area.

The Paeific way passes north south through the LGA, with the northern
end ydney Newcastle Freeway just to the south of the LGA.

ephens LGA has become a major recreational, tourist and retirement
as well as a place in which people choose to live and work. The
nated residential population (ABS) has grown from 58,965 in 2001 to 63,272
2006 and 66,754 in 2009. It has a diverse range of economic activities
comprising tourism, agriculture, manufacturing, defence, building industry
and a mix of retail and small business. This population growth combined with
increasing development and tourism continue to place pressure on the
environmental integrity, character and attributes of the LGA.

Port Stephens Planning Strategy 2011 — 2036 11



2. Background
2.2 History

The development of Port Stephens has been heavily influenced by five
overlapping stages in the evolution of transport technology and
infrastructure. Each stage has influenced the location, initiation and speed of
development across the LGA.

Stage 1: 1820s to late 1800s - Shipping via the Pacific Ocean and the H
River allowed timber getters, fisherman and eventually farmers from S
and Newcastle to exploit land and create settlements at Raymond
Hinton and around the Port. Howard (1997) states that for the firs
after settlement, the means of travel by settlers was mainly along

Figure 3: A large ocean-going sailing ship loadi
al, 2002)

per at Clarence Town in the late 1800’s (Hunter et

Stage 2: 1830s to 1900 —As, population growth allowed settlement to become
larger and more es % d, the creation of roads, tracks and paths
alto i

provided an alter ipping.
Early roads and, t nked each of the towns and villages that supported
the primarygind of Port Stephens.

Figure 4: Tourist coaches which ran between Stockton and Salt Ash (circa 1908) (Armstrong, 1996)

Transport between these areas would have increased with the size and
economic importance of these early settlements. However, the speed and

Port Stephens Planning Strategy 2011 — 2036 12



cost of such transport was restrictive. As a consequence, development was

still focused around early towns and villages.
Figure 5: A trader at Nelson Bay Wharf in 1908 (Armstrong 1996). %

In the east of the LGA sea transport was the mode&ofdasansport from external
destinations to the Port until good roads were constiuct uring and after
WWII (Armstrong 1996).

Stage 3: late 1800s to 1950s — The deve the railway network
connected the Hunter Region to Sydney d some other markets far
quicker than ship or horse transpogt. The gr of land-based transport led
to a decrease in shipping transpo the west of the LGA, the Maitland to
Dungog railway led to the eve demise of passenger and cargo
transport on the Williams Riv

tle and thédassociated road infrastructure increased
t Stephens as a short stay holiday destination. The
elopment was still linked to towns and villages.
0 Nelson Bay during World War |l dramatically

The growth of Newcsa
the attractiveness of P
growth and spread
The upgrade of the
improved acce

Stage 4:
mode

present - The growing role of the car as the primary
rt combined with rising economic prosperity, and the
th in road infrastructure, fundamentally changed the
to and across the area.

tion of the Hexham Bridge in 1952 (Figure 6) and the Karuah Bridge

57 (Figure 7), the Kooragang Island Bridge (1971), the rerouting of the

h Coast Highway (renamed Pacific Highway) from 12 Mile Creek via

Karuah, Bulahdelah to Taree in 1963, the extension of the F3 from Sydney to

Newcastle during the 1990s and the construction of dual carriageways to

bypass Raymond Terrace and Karuah in 1998 and 2004 respectively has led
to a continual improvement in access to the area.
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Figure 6: Hexham Bridge (circa 1957) (courtesy of State Library of NSW) %
Port Stephens is now very accessible to the rapidly growing North*Coast and
only two hours from Sydney. Consequently [ as dramatically
increased, including weekender residences, an e has become

even more attractive to live for people who wish mute to elsewhere
in the Lower Hunter, or move from Newdgastle)or ney but still maintain
close links with their “home” city. The increasin ownership, increasing
affluence (particularly after WWIl) and the creation of high-speed roads has

changed development patter As a It low density residential

development has become the minant development pattern and
some separate villages and towns merged into continuous residential
areas, such as from Soldiers tt lamander.

Figure 7; idlge (Community Settlement and Infrastructure Strategy 2007)

e 5: 2000 onwards - Increasing investment in the Tomago industrial area
and the creation of an employment node adjacent to Wiliamtown airport
will further stimulate growth and change. Sea level rise and other impacts of
climate change are likely to affect settlement patterns over the coming
decades as the more low lying locations are impacted.

During the 2000’s the environmental values of the LGA led to the reservation
of large areas of land in the National Park Estate as well as the designation
of major conservation priorities such as the Watagan to Stockton Green
Corridor. These and other environmental considerations are playing a
growing role in shaping growth and development in the LGA.
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2. Background

An increasing emphasis on urban infill and intensification of development
around town centres is occurring in response to changing demographics,
higher energy prices, and increasing land and infrastructure costs. Despite
this, urban fringe growth can be expected to continue at North Raymond

Terrace (Kings Hill), Medowie and Anna Bay.

5\*0
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3. National, State and Regional Policy Context

3.1 Trends

There are a number of wider social and economic trends which affect the
LGA. These trends are not exclusive to Port Stephens LGA but ar
experienced by much of urban Australia, and include:

) Cities and urban areas are continuing to grow

o Housing affordability has declined and housing supply is fal
theoretical demand

o Information technology is having a major impact on h
and communicate

o The population profile of the community is becoming older

o Household size has been decreasing until recently but appears to be
increasing again

o Immigration is continuing at high levels andjis ing population
growth

o The economy is changing and the“workforc requiring higher skill

levels

o The Hunter region economy is operati in a global marketplace
where international competitiveness is ntial to prosperity

o High levels of resource cons ian, particularly fossil fuels, are having
a negative environmengal im

o The predicted impac climate change are significant and will

require a risk managementapproach.

3.2 National Urba icy and Council of Australian Governments
(COAG)

The Commo e@an policy framework has three main components:

o Lo trategic city plans, to coordinate planning, set shared
priori d target investment on the ground -through the Council of
t Governments (COAG). The States have agreed to deliver
ese by 1 January 2012
tional system for measuring the performance of cities — the State
of Australian Cities Report commences this process

A National Urban Policy, that aims to improve coordination, planning
and productivity reform. This will have broad directions that are of

relevance to all 18 cities with populations over 100,000 people.

(The above points are from a speech by the Minister for Infrastructure,
Transport, Regional Development and Local Government, 22 October 2010)

In December 2009 COAG agreed to national criteria for capital city strategic

planning that meet the terms of the first component above. While these
criteria are initially targeted at capital cities, they can be expected to

Port Stephens Planning Strategy 2011 - 2036 16



“cascade” to areas such as the Lower Hunter over time. The criteria are
shown at Figure 8.

The Commonwealth has said it will link future infrastructure funding decisions
to plans that meet these criteria. It is important that the PSPS meet these
criteria to as high a degree as possible for these reasons.

COAG criteria for strategic plans

1. Dbeintegrated: -
i across functions, including land-use and transport planning, economic and
infrastructure development, environmental assessment and urban devel t, al
. across government agencies;
2. provide for a consistent hierarchy of future oriented and publicly available
i long term (for example, 15-30 year) integrated strategic plans,
i. medium term (for example, 5-15 year) prioritised infrastructure an
and
iii. near term prioritised infrastructure project pipeline backed by,appropri
project plans;
3. provide for nationally-significant economic infrastructure (b new and\upgrade of existing)
including: -
i. transport corridors,
i. international gateways,
iii. intermodal connections,
iv. major communications and utilities infrastruc
V. reservation of appropriate lands to support futu
4. address nationally-significant policy issues |nc|ud|ng -
i population growth and demogr
i productivity and global competit

detailed

Xxpansion;

iv. efficient development an

assets,
V. connedctivity of people to jobs a
Vi. development of
Vii. social inclusion,
viii. health, liveability
iX. housing affordab
X. matters of onmental significance;
5. consider an en the networks between capital cities and major regional centres,
and other imp n tic and international connections;

sequenced and evidence-based land release and an appropriate

eenfields development;

ofities for investment and policy effort by governments, and provide an

effe a vork for private sector investment and innovation;

world-class urban design and architecture; and

effective implementation arrangements and supporting mechanisms, including: -

ear accountabilities, timelines and appropriate performance measures,
coordination between all three levels of government, with opportunities for

Commonwealth and Local Government input, and linked, streamlined and efficient

approval processes including under the Commonwealth Environment Protection and

Biodiversity Conservation Act 1999,

iii. evaluation and review cycles that support the need for balance between flexibility
and certainty, including trigger points that identify the need for change in policy
settings, and

iv. appropriate consultation and engagement with external stakeholders, experts and
the wider community.

6. provide for ple

Figure 8: COAG Criteria for Strategic Plans (COAG, December 2009)
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The State of Australian Cities Report (2010) produced by the Major Cities Unit
provides a national comparative overview of the nature of Australia’s cities
with a population over 100,000. The focus of the Report is on the capital cities;
however a number of issues are identified which are of particular relevance
for Port Stephens LGA:

o There is a national mismatch between the production of housing an
the size of households

o There is a national mismatch between housing production a
need for affordable housing

) The most carbon-efficient form of housing is townhouses a

inner suburban areas (i.e. near centres)

o The Newcastle urban area (which includes Port Stephe ne
of the highest proportions of detached dwellings of y in
Australia

) The Newcastle urban area (which includes Port Stephens EGA) has a
very low proportion of trips by public transport

o The social and economic congestion co d transport are
increasing

. Road freight movement within cities will incre ically

o The main employment growth catedaiiestare /skiled and professional
workers

o Urban areas are displacing land previously used for food production

o Climate change will lead to level and more frequent extreme

weather.

3.3 State Plan

The State Plan aims to s@t,clear priorities for the NSW Government for the next

stated goal. y, the Plan can be viewed as indicative, rather than

as an over it ting tool of Government.
While the lan does not have specific actions for Port Stephens LGA,
ate Plan priorities are relevant to Port Stephens and are

ith the Port Stephens Integrated Strategic Plans. It is important

3 ing in the LGA is consistent with State wide priorities. By co-
% ating with relevant State Plan priorities, Council is likely to increase the
resetrces available for implementing its plans. The performance targets for
of the priorities can be found by consulting the State Plan
documentation.

The 2010 State Plan priorities are shown in Figure 9.

Port Stephens Planning Strategy 2011 — 2036 18



State Plan Priorities

1. Better Transport and Liveable Cities

Provide reliable public transport

Improve the road network

Maintain road infrastructure

Improve road safety

Increase use of walking and cycling
Increase the number of jobs closer to home

@roapop

h. Improve housing affordability
2. Supporting Business and Jobs
Maintain and invest in infrastructure

Drive innovation to grow productivity
Cut red tape
Maintain AAA rating
g. Ensure areliable electricity supply
3. Clever State
a. Make sure children have the skills for learning by s ol e
b. Support students to reach their full potential at (o}
c. Engage students in learning for longer
d. Improve access to jobs and training

~PQ0TyP

e. Increase access to knowledge and skills in"part p with universities
4. Healthy Communities
a. Improve and maintain accessto quality care in the face of
increasing demand
b. Improve survival rates and qu ife for people with potentially fatal or

chronic illness
c. Promote healthy lifest
d. Reduce potentially preve le hospital admissions
e. Improve outcames in mentalealth
5. Green State
Tackle climatg

Develop a cl
Secure i

acooTp

ve child wellbeing, health and safety
ngthen Aboriginal Communities
Increase employment and community participation for people with
disabilities
Reduce the number of NSW people who are homeless
Increase the number of people engaged in volunteering
Increase the number of people using parks
Increase the number of people participating in sporting activity
Increase the number of people participating in the arts and cultural activity
7. Keeping People Safe

a. Reduced rates of crime, particularly violent crime

b. Reduce levels of antisocial behaviour

c. Reduce reoffending

d. Improve the efficiency of the court system

d.
e.
f.

g.
h.

Increase business investment and support jobs
Speed up planning decisions

Grow cities and centres as functional and attractive places to live, work %Q
and visit

Figure 9: State Plan Priorities (NSW State Plan 2010)
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3.4 Coastal Policy

Much of Port Stephens is located within the “coastal zone” as defined under
The NSW Coastal Policy (1997). Accordingly the provisions of the Coastal
Policy and its supporting documents and directions apply to the area.

The Coastal Policy has nine goals, including:

o Protecting, rehabilitating and improving the natural environment 'of th
coastal zone

o Recognising and accommodating the natural processes of
zone

. Protecting and enhancing the aesthetic qualities of the\.co

. Protecting and conserving the cultural heritage of the coas

. Providing for ecologically sustainable development a
resources

. Providing for ecologically sustainable huma nt in the coastal
zone

. Providing for appropriate public access and

o Providing information to enable effecGtive'thanagement of the coastal
zone

° Providing for integrated planning and nagement of the coastal
zone.

An interwoven series of State, Gov nt planning instruments, directions

and guidelines are directed t ds implementation of the Coastal Policy.

The Coastal Policy is supported by State Environmental Planning Policy

No 71 - Coastal Protecti EPP 71), which aims to ensure that:

. Developm [ NSW coastal zone is appropriate and suitably
locat

. There is istent and strategic approach to coastal planning and
m t

o Th clear development assessment framework for the Coastal

s of Port Stephens are subject to the Coastal Policy, including the
coastline, the northern shore of the Hunter River, the Wiliams River to
pstream of Raymond Terrace and the tidal reaches of the Karuah River.
area embraced by the Coastal Policy and SEPP 71 also extends up to
everal kilometres from these water bodies.

The implications of the Coastal Policy for the PSPS are that the Coastal Policy
and its supporting documents require a higher standard of urban design and
environmental performance from development in the coastal zone. In
addition, the landscape impacts of development on their surroundings
assume a greater importance within the coastal zone than most other
locations. This particularly affects development strategy and practice in the
more intensive urban settlements on the Tomaree and Tilligerry Peninsulas.

Port Stephens Planning Strategy 2011 — 2036 20



3.4.1 Coastal Design Guidelines

The Department of Planning and Infrastructure (DoPI) requires councils
to ensure that local environmental plans for localities within the coastal
zone are consistent with the Coastal Policy, the Coastal Design
Guidelines (CDG) and the NSW Coastline Management Manual, unless
the inconsistency can be justified to the satisfaction of the Do

(Section 117 Direction 2.2).
The CDG embody many of the objectives of the Coastal Pglicy an
SEPP 71.

tal

The CDG describes a hierarchy of coastal settlements,

cities to coastal towns, villages and hamlets. The» C rovide
guidelines to assist the development of these settlemen d their
relationship to the surrounding area to be sensitive to “unique
natural and urban settings of coastal placesd

desired future
ave been considered

The CDG provide details of issues and
character for types of coastal settlempentqwhic

in the development of the PSPS, a S be considered in the
development of strategic plans, local emvironmental plan (LEP) and
development control plan (DCP) prowisions for coastal areas of Port
Stephens.

The CDG have a patrtieula pact on development in the more
intensive urban areas of Tomaree and Tilligerry Peninsulas, as well
as villages such, as Taylors ach and Karuah. In these areas, the
character of development and its impact on its surroundings has a
greater signific than in most other areas, and needs to be
considered i ansion of urban areas as well

asin thed n Of individual developments. The PSPS should promote a
hierarch lements which responds to the policy direction of the
coast evelopment guidelines.

3.5 unter Regional Strategy

er Hunter Regional Strategy (LHRS) aims to guide the growth of the
Hunter for the next 25 years by identifying future development areas,
ipal land use types, settlement patterns and conservation outcomes.

A key component of the LHRS is that most new development within the
Region will be located in close proximity to major centres and employment
lands, maximising access to services and employment opportunities.

The projected spatial nature of development of the Lower Hunter is shown on
the map in Figure 10.

The LHRS also emphasises the importance of economic development, noting
that the majority of new jobs have been created in the tertiary sector.
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Discussion of this matter within the LHRS largely focuses on centres and
employment lands.

The LHRS states that there is a clear need to coordinate the release of land in
alignment with infrastructure provision and funding to achieve an orderly and
efficient pattern of land release. Furthermore, new release areas should be
based on “Neighbourhood Planning Principles” to ensure that new suburb
have access to jobs, centres and transport choice within their communities!

The LHRS projects the following additional dwellings in Port Stephens
Government Area by 2031:

Under “Housing” the LHRS states a range of actions for the Lowe :
number of which are directly or indirectly relevant to Port S Al as
follows (selective listing):

e id ied and
s in new release
centres to meet
s over the next

- Sufficient land and development capacity will
rezoned to provide for an additional 69 00Q dwelli
areas and 46,000 dwellings in existing urban a
forecasted demands for an additional 115,000 ell

25 years.

- Councils will revise their local environm I ns to be consistent with
the identified urban footprint within t Regional Strategy (unless
growth rates exceed expe ions and“dictate an earlier release of

additional land).

- Councils will revise thei | environmental plans to be consistent with
the dwelling capacity projeGtions for their local government area.

considered where it can be shown that the proposal
stainability Criteria. This consideration will not apply to

re development or rezoning increases the need for State
infrastructure, the Minister for Planning may require a contribution to
the provision of the infrastructure having regard to the State
Infrastructure Strategy and equity considerations.

- Councils will plan for a range of housing types of appropriate densities,

location and suitability that are capable of adapting and responding
to the ageing of the population
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3. National, State and Regional Policy Context

Figure 10: Lower Hunter Regional Strategy Map
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Port Stephens Planning Strategy 2011 - 2036 23



Under “Transport”, relevant statements within the LHRS include:

“Concentrate employment and residential development in proximity to
public transport to maximise transport access”

The LHRS specifies the following actions of particular relevance to Port Stephens
LGA:

The LHRS identifies Raymond Terrace town centre as a “major regional centre
a ‘“concentration of business, higher order retailing, employment, profession
services and generally including civic functions and facilities. A focalfpeint f
subregional road and transport networks and may service a number of dis

The LHRS also identifies the Airport Precinct and Nelson Bay Toufism t as
“specialised centres” which are “centres and concentrations of regionally sighificant
economic activity and employment”.

Within the Port Stephens LGA, significant new tracts ment land are
proposed at Tomago and at Newcastle Airport, noting that Portiand Airport are
key regional infrastructure.

The table below shows the projected additional ployment and dwellings in
centres within Port Stephens by 2031. This figure, camprises around 10% of the

proposed additional centre based employment in t ower Hunter, around 10% of

the proposed additional centre based gs, and around 10% of the total
additional dwellings, proposed withifythe Hunter. The LHRS does not provide
projections for non centre based e ent on a Local Government Area basis

(eq. industrial areas).

Centre Jobs Dwellings
1600 300
3000 0
1500 1200
1800
1 6100 3300
Figure 11: Ad W re Based Employment and Dwelling Projections to 2031

Source: Depaftagéent

An ac w

@ that local planning provisions reflect and promote the role of the Port

o castle as identified in the NSW Port Growth Strategy, as the site for a second
tainer port facility for NSW. This will include ensuring that local planning provisions

maintain ‘port-related’ employment land around the Port of Newcastle for industries

that specifically require port access”.

Planning

entified in the LHRS proposed to:

Land at Tomago could be considered as “port related” for the purposes of this
Action.

Another proposed Action is:
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“The Department of Planning, in partnership with key stakeholders, will coordinate
the preparation of a land use development strategy for the RAAF Base Wiliamtown-
Newcastle Airport Employment Zone. Once completed, local environmental plans
will be amended, where necessary, to reflect and promote the role of the RAAF
Base Williamtown- Newcastle Airport Employment Zone as identified in the land use
development strategy.” The study for the land has been undertaken, and rezonin
has occurred.

The LHRS also contains an Action to:

“Ensure a mix of housing types in proximity to employment to provide the
supply of labour locally. This includes housing for lower as well a
groups to fill the diversity of employment opportunities provided”.

Seeking to improve the balance between greenfield land release an an infill,
the Strategy clearly promotes greater urban consolidation. In ing so, it seeks to
increase the use of public transport and achieve efficienei e use of existing
and future infrastructure. The LHRS projects 3,300 additio ntre based dwellings
and 2,000 additional infill dwellings in the LGA by 2 otwithstanding the
emphasis on “more compact development”, su I vision is made in the
LHRS for the release of greenfield land in the LGA forho g for 7,200 dwellings by
2031, including a major expansion of Medowie, withfsmaller urban extensions of
Anna Bay and Tanilba Bay, and a major release”area at Kings Hill (up to 5,000
dwellings), north of Raymond Terrace. of 12,500 additional dwellings are
projected for the LGA from 2006 to 2031.

“Investigate the need for improved transpert links connecting the Port of Newcastle
and the RAAF Base Wiliamtown-—Newcastle Airport to the national highway network
and identify the preferred lin

“Continue improvemen orth-south access through the Region, including
planning the linka e F3 to the Pacific Highway at Raymond Terrace and
planning and construetio pgrades to the Pacific Highway™.

The environmen ities of Port Stephens are strongly acknowledged in the LHRS,
in relation s role within a subregional green corridor, aquifer protection,
Port Steph@lf and coastal management. The LHRS contains a number of
meas 3 at ensuring the Watagan to Stockton Corridor (including the
fore Port Stephens) is protected and enhanced, including the finalisation of
t OV Hunter Regional Conservation Plan by the (then) Department of

and Conservation.
“Local environmental plans in the Watagan to Stockton Corridor (including the
foreshores of Port Stephens) and the Wallarah Peninsula (Lake Macquarie) are to
provide for the ongoing role of biodiversity corridor and inter-urban break.

The Sustainability Criteria will not apply in the Watagan to Stockton and Wallarah

Peninsula green corridors to protect the significant biodiversity and natural resource
values of these areas.”
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The Green Corridor affects a significant area of land in the eastern portion of Port
Stephens, providing a significant constraint to the expansion of urban settlements
east of the Pacific Highway.

Port Stephens plays an important role in the potable water supply for the Lower
Hunter. Accordingly, the LHRS contains a range of provisions directed towards

protecting water catchments, including the aquifers of Tomago, Tomaree an
Stockton.

In the past, Port Stephens has provided considerable areas of rural residentialflan
and the LHRS contains provisions to limit the further growth of such de e
namely:

“Local Environmental Plans and other relevant planning provisions bereq dto
align with the strategic intentions contained in the Regional Strategy by:

- limiting further dwelling entittements in rural areas
- maintaining or increasing minimum lot sizes for rural i s that confer a
new dwelling entittement (where established by angappropri methodology

as agreed by the Department of Primary Industrie

The LHRS also makes provision for consideration of the release of land for urban
development, not currently identified in the LHRS |if the proposal satisfies certain

specified Sustainability Criteria (Appendix fthe L . It should be noted that the
Sustainability Criteria do not apply to lan ithin the Watagan to Stockton Green
Corridor.

In summary, the LHRS clearly seeks to c in residential development either within

or adjacent to existing urban
Public transport accessibility
the desirable attributes of n
significant subregional r,
the LHRS has a signfifica

velopment, unless a range of rigorous criteria is met.
| as access to jobs and services features highly in
n areas espoused in the LHRS. In view of the
Stephens in a number of areas outlined above,
nce on the PSPS within the LGA.

The PSPS should o‘tmeet the dwelling capacity projections of the LHRS, as well
as provide a hier of centres and urban settlements which responds to the
policy dire LHRS and the local constraints and opportunities of the LGA.

viewed by the Department of Planning and Infrastructure (DoPI) in
An initial discussion paper is expected to be released in late 2011,
a draft Strategy going on public exhibition.

.6 Lower Hunter Regional Conservation Plan

The Lower Hunter Regional Conservation Plan (LHRCP) is a partner document
to the Regional Strategy and sets out a 25 year program to direct and drive
regional high conservation efforts. The Plan identifies the following regional
conservation priorities for the Port Stephens LGA, as shown in Figure 12:

o A new ‘Green Corridor’ stretching from the Watagan Ranges through
Hexham Swamp to Port Stephens (approximately 14,600 hectares)
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3. National, State and Regi

providing a highly significant link between southern sandstone ranges
and the coastal heaths and wetlands of Port Stephens.

. Conservation of important areas around Port Stephens in the Karuah
area (3,000 hectares). Additions to Karuah Nature Reserve and Worimi
Nature Reserve will protect important Paperbark Swamp forests, SEPP
14 wetlands, the foreshores of Port Stephens and habitat for
threatened species, including migratory species.

Other conservation priorities identified in the LHRCP of relevance t%Q

Stephens as shown in Figure 13 are:

. The Squirrel Glider population is of state significance

. The area supports extensive, high quality coastal habit

. The woodlands of the Tomago/Port Stephens area sUpport an iconic
and u

population of koalas

. The extensive heathlands on the Tomago Sandbeds nd Port
Stephens are among the most significant heath habitats in NSW
. The protection of large areas of important etlands around

Port Stephens.
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3. National, State and Regional Policy Context

[ state Forest Estate
| Marine Park (Approximate Boundary)

B state Forest FMZ 2 and 3a transfer to Flora Reserves
High Priority Conservation Lands

[ Private Land

I Govemment Land (Lower Hunter Reservations Bill 2006)
o L) 10 = 0 40

Figure 12: High Priority Region on Areas

2
R
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Figure 13: Other Regional Conserva
The LHRCP:
. Canyass and mechanisms that could be used in the medium to
long t t0’secure additional lands needed to complete the corridors
ro land management boundaries
o how development will be guided away from high conservation

reas through the identification of a desired development footprint
d the definition of other areas where the Government’s Sustainability
Criteria will or will not operate (if met, these criteria allow development
to proceed outside the planned footprint)
Identifies a further 65,000 ha as 'other regional conservation priorities'
that should be the focus for voluntary conservation initiatives, areas for
future offsetting of development impacts and for government
biodiversity investments (such as through the Catchment Management
Authority (CMA))

. Provides direction for local councils when preparing new Local
Environmental Plans, to enable biodiversity certification (certification
by the Minister for the Environment streamlines development
assessment and approvals where Plans will ensure overall maintenance
or improvement of biodiversity values).
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The LHRCP has provided a conservation framework within which the
settlement hierarchy of the PSPS should be developed. This would permit the
PSPS to develop a settlement pattern of discrete settlements which maintains
their local identity and character as well as their close connection to the
natural environment. It also provides greater certainty as the priority
conservation areas which the PSPS should protect, and those areas which are
available for development.

It is important that the PSPS leads to further development of this mode Q
th
allo
an

defined biodiversity corridors and priorities being agreed in more detalil

LGA in order to better define the *“green corridor” of the LHRS a
local level decisions to be made which deliver optimum develof

1 teyal
environmental outcomes. %
3.7 Port of Newcastle

The Port of Newcastle is of National and State significanee. Port Stephens
contains land adjacent to the Port at Tomago. Land a ago within Port
Stephens LGA is included in special provisions Development
State Environmental Planning Policy, and agcoxdi important that
the significance of this land be recognised a equate infrastructure is
provided to enable it to achieve its poteatial as an economic and
employment development area. The importance’'of Tomago will be discussed
in Section 6.5 of this Strategy.

The Port of Newcastle provi a JoP economic driver for a number of
industries within Port Stephen particularly in the Tomago area. The PSPS
should aim to ensure a sufficient ply of employment land with excellent
access to the Port. A rdingly, the adequacy of infrastructure, including
transport, is critical to nomic performance of the LGA.

3.8 Newcastl

The airport_ser Hunter Region is located at Wiliamtown. It provides
direct seryic isbane, Sydney, Canberra and Melbourne as well as to a
numbe nal centres, including the Gold Coast. The airport is very
imp e Region in providing access for tourist and business travellers.

ly, the land around the airport is being developed as a specialist
strial/business park area which capitalises on the closeness of the airport

ilian and military aircraft.

Following a planning study, the Defence and Airport Related Employment
Zone (DAREZ Business Park) has been identified, and rezoned (90 ha), with a
potential 150 ha of specialist employment land.

The development of the DAREZ Business Park land will be a significant
contributor to broadening the employment base of Port Stephens, as well as
increasing total employment and is an important element of the PSPS as a
result.
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4. Local policy context

4. Local Policy Context

4.1  Futures Strategy

In 2009 Council adopted Port Stephens Futures Strategy. This was developed
after a review of the major issues facing Port Stephens, and comprehensiv
consultation with the community and agencies, to set overall directio r
sustainable future growth in Port Stephens.

It aimed to provide a foundation upon which the Integrated Strag
(see Section 4.2 below) could be developed. It also provides
foundation for the Principal LEP that is targeted to be in draft i

The Strategy sets a number of Strategic Directions for the LG
shown in Figure 14. The PSPS must be consistent with theseStrategi
and provide a spatial framework to support their imglementation.

Directions
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Sustainability will be:

. Increasingly the foundation for Council policies and operations;

. Increasingly the basis for Council promotion and advocacy of energy and water conservation and carbon
neutral operations of public and private sector agencies operating in the Shire;

. The basis for planning the overall design of the new urban release areas;

. The basis for planning a balance between development and environment in the LGA;

. Achieving inter-generational equity in terms of environmental conservation and service provision and the
basis of financial management of Council; and

. Council exercising responsibility to “think globally and act locally” to a reasonable extent.

Governance Framework

A framework is established to coordinate the policies, budgets and work programs of agencies to deliver thi
Strategy and in particular a framework to improve the cohesive approach of State agencies to implementfthis
Strategy, the Lower Hunter Regional Strategy and the State Plan in Port Stephens.

Good Development

Port Stephens Council stands for “good development”, i.e. supporting development that:

. Fulfils the Lower Hunter Regional Strategy directions;

. Respects the coastal and environmental attributes and heritage of the LGA,;

. Establishes reasonable clarity about the long term development pattern and capaci e
development industry, investors and the community;

. Is consistent with the State and local legal and policy framework; and

. Is based upon policies providing increased certainty to the development industry, investors the
community and supporting increasingly efficient development assessment

Social Futures

Strategic Directions to achieve continuous improvements in:

- Community safety;

- Community capacity;

- Housing opportunities tailored to demographic structure and,co unity an

- Quality of facilities tailored to demographic structure and co u ee

Cultural

To enhance collaboration between cultural groups to progressively enh e cultural opportunities, cultural events
and related employment opportunities.

Port Stephens Economy

Economic Development is planned and managed to:

. Build upon existing strengths (aviation, defence in urism, aluminium production, bus manufacturing
etc.)
. To increase the provision of locally based and increase the proximity of employment opportunities to

existing and future development areas.
Environment
. The unique coastal and natural
. Opportunities are taken directly
to conserve and enhance envi
Infrastructure
. Planning and delivery of j
improved in terms, of int

vironmental attributes of Port Stephens are protected and enhanced.
gotiations with developers, or through voluntary planning agreements
| lands and corridors.

ocial and physical infrastructure for public services and facilities) is
ith development pattern and timing and are based upon a clear

framework of pu e nd jprivate sector funding commitments.

. Opportunities are tal y negotiations with developers, or through voluntary planning agreements
to conserve al al environmental lands and corridors.

Urban Design

. The quality o vironment is continuously improved by:

. Rolling r of locality planning which reflects distinctive characteristics of towns and villages in
the S

. Placin re phasis on policy making and development assessment on urban design and architectural

ularly in Nelson Bay and Raymond Terrace
of Government
pw processes and policies that support openness, transparency and accountability of assessment
aking, particularly in planning and environmental management.

Acca

Counc %

Figure 14: Overarching Strategic Directions from Port Stephens Futures 2009
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4.2 Integrated Strategic Plans

The Integrated Planning Framework and its companion documents are
produced in response to the NSW Government’s requirement for each
council to produce an integrated strategic plan. It builds on the Futures

Strategy by describing more detailed actions that are specific to Council’
responsibilities. The Integrated Planning Framework package comprises:
Port Stephens Community Strategic Plan
Delivery Program (4 years)
Operational Plan (annual)

10 year Council Resource Strategies
Long Term Financial Plan

Asset Management Plan

Workforce Strategy

It is through the Integrated Planning Framework iofities are set and
resources are allocated for Council to implement t Actions arising
from the PSPS need to be incorporated into t ey are to be
implemented.

4.3 Economic Development Strategy

The Port Stephens Economic Dev nt Strategy (2007) guides Council
actions directed towards shaping onomic activity in the LGA. This
Strategy focuses on practical of shaping the future of Port Stephens and

ensuring that it achieves its full potential as a place to live, to work, to operate

a business, and to visit.

The projects that wereé ied in the Economic Development Strategy as

having the great tential impact on economic growth and jobs are:

o Developme Raymond Terrace as the LGA’s primary services
ce ith improvements in retail and higher level services, and
res he town’s structure

o ent of new towns and town centres at Medowie and North
ond Terrace/Kings Hill (residential and local services), and the
ning of the town centres in the tourist areas, especially Nelson Bay

Development of the airport (passenger and freight) and development

of associated lands into the Defence/Aviation Zone (DAREZ Business

Park)

Role of RAAF Base Williamtown

o Continuing to develop high value manufacturing in the Tomago area
and in Heatherbrae

. Development of Tomago as the major industrial area by providing
additional industrial zoned land

. Development of the industrial land, including reducing constraints such
as road networks, services (water, sewer, power) and the securing of
funding for these requirements
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Boosting Port Stephens tourism industries, through broadening markets
(including events), and improving tourism areas.

The Economic Development Strategy sets a number of major policy directions
for implementation by the PSPS. The roles of the PSPS are to provide a land
use framework to support the priorities of the Economic Development
Strategy and to develop a balanced economy for the LGA which is able t
take advantage of opportunities which arise and withstand marke
fluctuations. At the same time, it is important that the PSPS achieve a b
between the economic objectives of the community relative to sociah an
environmental matters. A number of key issues must be addres th
PSPS, including:

4.4

Nurturing the development of Tomago, DAREZ Business| Park™ and
Heatherbrae employment areas

Promoting the development of centres, including the evolution of the
regional centre at Raymond Terrace with, a wi range of urban
services

Accommodating the development of the, tourism industry, and its
coexistence with the local residential pulation”and environmental
areas

Advocating the provision of essential inffastru€ture including adequate
roads, public transport and broadband.

Rural Lands Strategy

The LGA has a considerable area,of rural land. The prime agricultural land in
the LGA is shown in Figure 15. A rurabland study was undertaken by Council in

2010 in order to understa
Rural Lands Strategy
philosophy, which i
development pri

ad the planning issues facing rural land. The resultant
e LGA is based on a growth management
erpinned by a series of conservation and
e important aspects of this approach are to:

Recaognise,t pact of climate change on future settlement patterns
an ural lands of the LGA, including impacts on natural hazards
Li nsion to those settlements that have the infrastructure

and land capability to support growth
vold development in areas of conservation significance

re that current and future agriculture is not compromised by the
fragmentation of rural land
Ensure that rural residential development does not hinder the proper
and orderly development of urban settlements in the future
Encourage sustainable agricultural production by maintaining and
enhancing the natural resource base
Ensure the people in rural areas and settlements have access to an
appropriate level of community services and facilities
Encourage a wide range of agricultural and other complementary
rural uses such as tourism having regard to environmental impacts
Ensure that there is adequate transport infrastructure to transport the
commodities produced in the LGA to markets
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Protect the water quality of the Hunter and Wiliams Rivers and their
tributaries
Protect the integrity of both working and natural landscapes.
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Figure 15: Prime Agricultural

The PSPS S ensure that prime agricultural land and important rural
landscapes otected from undesirable development. The containment
of ur S ents within a defined settlement hierarchy is an important

t of protecting rural land. In addition, rural land with urban
ould be protected from premature or inappropriate development

rce needs to be protected. The PSPS has an important role to play in

co
s rural residential development or smaller lot subdivision. Port Stephens
as limited land which is suitable for future urban development and this

e

roviding a framework for protecting these valuable resources.

4.5

Local Environmental Plan and Development Control Plan

4.5.1 Port Stephens Local Environmental Plan 2000

The Port Stephens Local Environmental Plan (LEP) 2000 provides the
primary statutory land use planning tool for the LGA. It describes a
number of land use zones and the land uses permissible within each of
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4.6

these zones. It also describes a number of development standards and
other controls on development, including building heights and
minimum |ot sizes.

4.5.2 Standard Template Local Environmental Plan

As part of the NSW Planning Reform Agenda, all council's are require

to prepare a new LEP to comply with the Standard Instrument (L
Environmental Plan) Order, 2006. The PSPS will provide directiOn

Council in developing a new Principal LEP. Further details are provide

in Section 7 Implementation.

4.5.3 Port Stephens Development Control Plan 20

The Development Control Plan (DCP) contains principles controls
for development at a more detailed level than the LEP 2000 The DCP is
comprehensive, and applies to all developme lications. The LEP

prevails over the DCP.

In addition to controls applying to dev ment in general, the DCP
has controls for specific developmen ch as medium density
housing), and controls applying to a number of specific localities, such
as Raymond Terrace town centre or N Bay West.

The DCP needs to be .consis
PSPS.

it with the directions adopted by the

4.5.4 Port Stephens Sectiom 94 and 94A Developer Contributions
Plans

Section 94 eveloper Contributions Plans provide for the
jbutions, as a condition of development consent,
c capital costs for facilities required as a result of new
t. These Plans also detail Council’s policy for the

t,"collection, spending and administration of contributions.

rly allocation of funds to specific projects takes place during
e/budget process which is undertaken as part of the finalisation of
Operational Plan, although the overall allocation of funds to
projects is shown in the Section 94 Contributions Plan.

The PSPS contains infrastructure priorities which may be appropriate for
Section 94 contributions, however it does not provide specific
recommendations.

Environmental Policy and Strategy

4.6.1 Comprehensive Koala Plan of Management

Port Stephens contains important areas of koala habitat, and these
have a significant impact on planning policy in the LGA. The Port
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Stephens Comprehensive Koala Plan of Management (CKPoM) was
produced to meet the requirements of State Environmental Planning
Policy No 44 - Koala Habitat Protection (SEPP 44). The Plan:

- Evaluates and ranks koala habitat throughout the Port Stephens
LGA

- Identifies priority conservation areas and strategies to protec
significant koala habitat and populations

. Identifies threats that impact on koalas and koala habitat

- Provides for the long-term survival of koala populatio
devising conservation strategies to effectively addr h

the threats impacting on koalas and koala habitat.

The CKPoM describes one of the most important envif@hmental assets
of the LGA, and one to which the PSPS should protect ecting
development to those areas least likely to impact o e koala
population, either directly by reducing habitaty) or indirectly by
removing important movement corridors.

4.6.2 Port Stephens and Myall Lakes Estu nagement Plan
The Estuary Management Plan covers th llowing areas:

- the waterways of Port hens and Myall Lakes

- the Myall River, Karua and their tributaries, up to the limit
of tidal influenc

. the foreshore a er lands adjacent to the estuary, including
all wetlands that are ctionally related to the estuary

- the catchment area of these water bodies, in relation to the
impacts hment processes on the estuarine environment.

The Estual ment Plan provides a range of co-ordinated

actio (o) | with catchment related drivers of estuary health, rather

than ssing the resulting issues in the estuary.

It i nt that the PSPS is consistent with the directions and actions

tuary Management Strategy by protecting the integrity of the

ort) Stephens waterways and the adjacent lands. The PSPS can

ieve this objective by focussing urban development in defined

settlements in locations where environmental impacts can be best
managed.

4.6.3 Foreshore Management Plan for Port Stephens

The Estuary Management Plan identified the 'naturalness’ of the
foreshore of the estuary as one of its greatest assets. The Foreshore
Management Plan provides a guide for the long term management of
the Port Stephens Estuary Foreshore in order to protect its
environmental, recreational, economic and cultural values.
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The Plan provides a comprehensive review of the assets, conditions
and values of the Port Stephens Foreshore. It provides a detailed series
of recommendations presented as management actions for the entire
Foreshore as well as for specific localities.

Major points made by the Plan are:

o The outer Port (east of Soldiers Point) is dominated by tidal an
wave processes; the inner Port is dominated by fluvial proc

. The Foreshore is very diverse, and the Plan has divided it iRto
management zones

o Population growth will increase pressure on the built atur
assets of the Foreshore

o The character of the Foreshore is one of the\ost| sig ant
residential and tourist attractors to the area

) The range of existing land use zonings a
locations within the Foreshore d
recognition of its values and should be
Zone” and/or DCP

. The Foreshore supports areas of e

) Visual amenity is best protec
development within existing are

lying different
rovide sufficient
by a “Foreshore

logieal significance
ugh’ concentrating urban
n inimising development

o Sea level rise and cli e change is likely to increase foreshore
inundation and reduc line stability
. The main water alit re from urban runoff, rural runoff,

on-site wastew reatment systems, oxidised acid sulphate
soils, point source diseéharges from marinas (and slipways) and

ework of the PSPS should be consistent with the
nagement Plan, notwithstanding that much of the Plan is

ddress the above points.

4 Port Stephens Climate Change Policy

The response of governments to climate change is evolving as more
information becomes available about its likely extent and its potential
impacts.

The full extent of the physical implications of climate change for Port
Stephens LGA is not known, however Council is assessing the risks of
climate change and developing clear policies and an asset
management response. On 19 March 2009 Council adopted a
planning benchmark for sea level rise of 0.91m for the year 2100 with
an assumed linear increase from present day levels as the basis for
Council staff to proceed with risk assessment, policy development, and
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%,

planning and development decisions. Council also resolved to review
these figures when new information becomes available, such as the
release of future Intergovernmental Panel on Climate Change
assessment reports and guidelines being drafted bythe NSW
Department of Planning and Infrastructure and Office of Environment
and Heritage.

In 2010 NSW Government has set sea level rise planning benchmarks o
an increase above 1990 mean sea levels of 40cm by 2050 and
by 2100.

have now released Climate Change Risks to Coast
Infrastructure — A Supplement to the First Pass Nation

than the .9m adopted by Council. Further, the port goes on to
highlight the extent of projected impact onjthe%i structure of the
LGA such as indicating that up to 345 km o rk is potentially
affected. This information will also be utilise ouncil continues to
develop a comprehensive response g the implications of
climate change.

The spatial pattern of develgpment p oted by the PSPS needs to

respond to the challenge of change by:

o Promoting devel nt which will not contribute to climate
change (more sustainable development)

) Avoiding elopment of those areas which are likely to be
negatively, ted by the impacts of climate change.

%,

&
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5. Strategic Information and Key Issues

5.1 Social (demographic)

Port Stephens has experienced continuing high population growth (annual
growth rate 1.41%, from 2001-2006). The population is 67,825 at June 201
Thisis a 1.71% increase from the previous year.

In 2006 Port Stephens had a resident population of 63,273 and acc ted f
9.5% of the regional population. The highest population gro .69
occurred in the period 1991-2006.

Analysis of the age structure of the LGA in 2006 compare@ to| the, Hunter
Statistical Division shows a larger proportion of people in the y er age
groups (0 to 17) and a larger proportion of people in th@ older age groups
(60+).

The major differences between the age struct® Stephens LGA and

the Hunter Statistical Division (SD) were:

. A larger percentage of 0-17 year olds (254% compared with 24.1%)

- A larger percentage of 60 to £9 year o 1.3% compared to 9.7%)

- A larger percentage of pe aged over 60 years and over (22.9%
compared to 21.2%)

- A smaller percentage 8 to\24 year olds (7.4% compared to 8.9%)

- A smaller percentage 34 year olds (10.2% compared to 11.8%).

Other characteristics of Q@te include:

ion had some form of mobility impairment,
on Bay
ds occupied a separate house (66.7%), while 2,927
edium density dwelling (10.1%), and 294 occupied high
nd apartments (1.0%) (Note: ABS definitions).

The the type of occupied dwellings between 2001 and 2006 were:

arate house (+2,125 dwellings)
Medium density dwelling (+201 dwellings)

- Caravans, cabin, houseboat (-333 dwellings)

High density dwelling (-50 dwellings).(Note: ABS definition)
15.2% of the households earned a high income, and 24.1% were low income
households, compared with 18.4% and 23.7% respectively for the Hunter SD.

59% of the population had no trade qualification or tertiary education and
62% left school by Year 10. This is a relatively low level of educational
attainment with two implications. Firstly, people with low skill levels are more
likely to be unemployed and for longer periods, and to receive a lower
income throughout life. Secondly, low skilled jobs generally pay less and
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transport costs and employment location are very important in allowing
people to access these jobs.

The size of Port Stephens LGA labour force was 25,713 persons, of which 8,117
were employed part-time and 14,139 were full time workers (plus a portion of
unemployed).

The employment status of the population in the LGA in 2006 is similar to th
Hunter SD.

Overall, 92.8% of the labour force was employed (50.2% of the
aged 15+), and 7.2% unemployed (3.9% of the population
compared with 93.0% and 7.0% respectively for the Hunter SD,

Port Stephens has a high level of casual employment, whic
caused by, and compounded by, the seasonal nature of ghe tou
This is a major challenge for the LGA.

industry.

1.3% used public transport, while 72.8% used a privat hicle, to get to work
compared with 2.3% and 73.6% respectively,in the HontersD.

38.2% of the households owned one car; 34. owned two cars; and 14.0%
owned three cars or more, which is similar to the Hunter SD.

Below is an outline of forecast popu rends within local areas.

Raymond Terrace - the sed North Raymond Terrace/Kings Hill
development will contribute to near doubling the size of the existing
population. Infill devel ent in the current town is likely to be in the form of
dual occupancy, | multi  unit development, with mixed-use
development in the t re.

Medowie - f owing Planning District (48% between 1996 and 2006).
High growth cted to continue as the Medowie Strategy is
implementedaLimited infill will occur through the further subdivision and

@ gs on rural residential lots.

an Bay - growth to occur in greenfield areas adjacent to the
dwn boundaries. Infill development is likely to be minor given the
5 relative remoteness from employment and higher order services.
al constraints such as flooding limits potential growth of Swan Bay.

@illigerry Peninsula - slightly higher growth levels than Karuah, supported by a
larger existing population and a potentially larger greenfield development

area at Tanilba Bay.

Tomaree Peninsula - the second fastest growing Planning District (40%
between 1996 and 2006). Greenfield land opportunities are rapidly
decreasing and land prices are increasing. Anna Bay is to be the only major
area of urban expansion and is likely to attract local first homebuyers. Under
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current planning controls, infill development is still likely to increase,
particularly dual occupancies and multi storey dwellings.

Rural East — minimal population growth due to flooding, aircraft noise issues
and a lack of infrastructure.

Fern Bay - population growth to be accommodated by the “Seaside’
development and incremental development permitted with consent unde
relevant State Environmental Planning Policies which has allowed
development in the rural zone.

Rural West - Future population growth is currently limited as rura
areas are developed. Potential urban development at
occur on relatively unconstrained land, however, infrastructdse
matter of key importance to be addressed.

Rural Residential

In Port Stephens LGA, rural residential developmentyi as urban fringe
development or scattered throughout the LGA. 50% ‘ef the rural land
of the LGA is occupied by rural residential develop : 95% of all rural

holdings are less than 42 ha, leading to a
pattern. In 2010 the Rural Lands Strategy fo
1684 dwellings on rural residential lots in the LGA
be accommodated as a result of further su
vacant rural residential lots.

I ented land ownership

re were approximately
further 407 dwellings could
ision or the development of

Rural residential developme ovides housing for those seeking certain
lifestyle values; however it also hasta number of disadvantages including the
costs of providing sefvices to dispersed populations, effluent and waste

disposal, weed contro ural land management.

The LHRS states future rezoning proposal for rural-residential
developme areas already available or identified, should be
consistent with ainability Criteria of Appendix 1 of the LHRS, consistent
with an e cal strategy and maintain the character and role of the
existing vi ntre.

5.2 odsing

was a 2.4% increase from 1996. In Australia 74.8% of dwellings are
detached houses. A much smaller proportion of Port Stephens LGA’s
occupied dwellings are units or apartments than Australia overall, only 4.7%
compared with 14.2% for Australia.

Because of Port Stephens' role as a holiday destination, it has a high
proportion of unoccupied dwellings with 19.7% being unoccupied in 2006,
similar to that of 1996. The Census is undertaken in August which is not a high
tourist season time of year. Many of the unoccupied dwellings identified in the
Census are located in the Tomaree Peninsula.
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Of the unoccupied dwellings in the LGA, 33.9% of duplexes, villas and
townhouses, and 60.7% of flats and apartments were unoccupied at the 2006
Census, an increase on the 1996 figures. Accordingly, it is important to
understand the implications of these high vacancy rates for urban
infrastructure and in contributing to a low level of activity and vitality of town
centres out of the tourist season. Particularly in the Tomaree Peninsula, high
numbers of dwellings do not equate to proportionally high permanen
residential populations. In Nelson Bay, for example, 28% of detached houses)
50% of villas and townhouses, and 75% of apartments and units were v

at the time of the 2006 Census.

During the 10 years from 1996-2006 there has been an incre
proportion of households who have a mortgage and a de
renting privately or from Government authorities. Outright owner
largest proportion, albeit declining, form of housing tenure.
decline in the proportion of households owning their dwelling
been almost entirely offset by the increased proportion ofithose paying off a

mortgage.

Housing affordability in Port Stephens LGA has4declined ‘dramatically, in
common with Australia generally. Accordinggto t SW* Department of
Housing, at December 2010, the propor ellings affordable for
purchase to households at 80% of median income' in Port Stephens was 10.0%
(compared to 23.6% in non-metropolitan NS ecember 2009 and 3.8% in
the Greater Metropolitan Region). is up from 7.7% in December 2008 and
compares with 9.3% in neighbo reat Lakes at December 2009.

Although purchase affordabil
past two years, statistics sh
income households to purchase h

has ed in Port Stephens LGA over the
at it is still exceedingly difficult for lower

Since 2000, the most gapid increase in the median dwelling price in Port
Stephens LGA occurre % een 2000 and 2003, with the rate of increase in
median prices beij shgflatter from 2003, until a slight increase in 2009 (see

Figure 16). Ther ttle difference in the trend for strata and non strata
dwellings. Careys be taken in interpreting the 2009 figures because of

the impa the, global financial crisis, first home owners’ scheme (which
increasedip, nd sales volume at the lower end of the housing market),
and g ales volumes on the median price (particularly reduced sales
volu the upper end of the market).

hange in the median dwelling price in Port Stephens LGA has generally

ingly, this trend is evident in both strata and non strata properties,
despite the apparent oversupply of recently constructed units in the Tomaree
Peninsula.

@1 vever the last year or so has shown a more rapid increase in Sydney prices.

Port Stephens Planning Strategy 2011 - 2036 43



Median house sale price Port Stephens
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Figure 16: Dwelling Price Trends Source: NSW Department of Housing angd,Sales Reports

According to the NSW Department of Housi from the 2006 Census, the
proportion of low and moderate income hou Ids in Port Stephens who are
purchasing and are in housing stressiis 47%. This is an increase of 15.7% from
the 2001 Census. Port Stephens ha er proportion of low and moderate
income households purchasingyand ousing stress than the average for the
Greater Metropolitan Region and a higher proportion than the average
for non-metropolitan NSW (43%). rt Stephens has a lower proportion than
Great Lakes (51%) a is comparable to Lake Macquarie (46%) and
Newcastle (45%).

Rental prices in P,
with three
bedroom and

ns LGA have shown a steady increase since 1999,
eling rents increasing at a faster rate than one
room dwellings. Since 2006 the rate of increase of rents
led.“Since 2007 Port Stephens LGA rents have increased at a
slower rate ydney metropolitan area overall (see to Figure 17).
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Figure 17: Dwelling Rental Trends
Source: NSW Department of Housing Rent and Sales Reports

According to the NSW Department of Ho g, private rental market
represents 17.7% of all occupied private d ings in Port Stephens LGA
(compared to an average of 21.9%for the er Metropolitan Region and
17.3% in non-metropolitan NSW).

Using Centrelink data the D@part as calculated what proportion of
people on low incomes in rivate rental market and in receipt of

Commonwealth Rent Assistance A) are paying more than 30% of their
income and therefore be in housing stress. At June 2009 Port Stephens had

4,704 residents in rec CRA and 30.6% are in housing stress. The vast
majority of those in st %) are single person households, with a further
26.4% being sing ouseholds. This is reflective of the broader trend
amongst ou palitan regions with 67.2% of all CRA recipients in housing
stress being sin eholds in the rest of the Greater Metropolitan Region.
This indic atthe private rental market is not catering adequately for low
income s rson households in particular. This is at least partly due to
insuffi ing diversity, particularly an inadequate supply of affordable
priv ental dwellings with one or two bedrooms to meet demand. The fact

ificant proportion of CRA recipients in housing stress are on the
Pension suggests there are insufficient affordable housing opportunities
der lower income earners.

rom the 2006 Census, 51% of all low and moderate income households
renting in the private rental market in Port Stephens LGA are in housing stress.
This represents an increase in the number of low and moderate income
households in stress from the 2001 Census.

NSW Department of Housing has identified just under 1000 social housing
dwellings in the LGA. The incidences of social housing varies dramatically
across the LGA, with many localities having little or no social housing.
Raymond Terrace having 14.9% of its housing rented as public housing with
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659 of the LGA’s 859 public housing rental dwellings in 2006. 3.6% of the LGA’s
occupied private dwellings are public housing.

The uneven distribution of social housing in Port Stephens LGA is of concern.
Almost all the LGA’s public housing is in Raymond Terrace. The concentration
of such housing leads to a difficulty with some people who live elsewhere
accessing social housing near their original community, and also leads to the
potential stigmatisation of areas with large amounts of social housing. On th

other hand, Raymond Terrace has the highest concentration and accessi
to services in the LGA to assist dlsadvantaged people. Raymond Terrace

it is the high levels of public housing belng the issue. Council |s
ongoing discussions with the NSW Department of Housing to
to manager growth and subsequent positive and negative
public housing.

Around 3% of the occupied housing stock of the LGA was caravans and

cabins in 2006, a decrease on the 2001 levels. Howev statistic needs to
be interpreted in the light of many caravan parks re their stock of
manufactured homes. Manufactured homes a uently classed as
“medium density” housing in the Census c t. fp,addition there have been a
number of new manufactured home villag S hed in the LGA in the

past two decades.

arks or manufactured homes are often
Maged. The location of this form of

2)

Those living permanently in carava
relatively low income, and are o
accommodation on the urb
that the occupants have limi access to the services offered in urban

Compared to Port Ste a much greater proportion of households in Lake
Macquarie LGA were age stress in 2006 (46%) relative to 2001 (29%).
The proportion i ss was similar in 2006 (51%) to 2001 (50%). The
median purehas dfiental prices in Lake Macquarie and Newcastle have
generally follo ame trend since 2008.

5.3  Hausi provals

Fron@o 2010 a total of 5464 dwellings were approved in Port Stephens.
5 e of 347 houses and 198 multi-unit dwellings per year. This equates

% early average of 545 dwellings approved in total (Note: ABS Building
Appfrovals data).

&welling approval trends exhibit considerable volatility in the number of
detached and medium density dwellings approved each year, as shown in

Figure 18. Detached dwelling approvals have fluctuated above and below
250 dwellings per year since 2004-2005, below the 10 year average of 347
detached dwellings per year.

Furthermore, the LGA’s share of Lower Hunter housing production has steadily

declined from around 20% of the subregion’s approvals in 2001 to 13% in 2010
on the basis of an average trend line, as shown in Figure 19. This is due to a
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5 Strategic Information and Key Issues

decline in housing production in the LGA, as well as an increase in production
in other Lower Hunter LGA’s.

Port Stephens LGA dwelling

approvals
1000

- Q
700
600 -
M Port Stephens new non Q

400 - detached dwelling units
300 ~ M Port Stephens total
200 - detached dwelling units
100 -

o -

Figure 18: Dwelling Approvals in Port Stephens LGA
Source: ABS Building Approvals

Number of dwellings
w
g
|

Port Stephens LGA'share of approved
wel

25%

Proportion of Lower
Hunter approved
dwellings

—— Linear (Proportion of
Lower Hunter
approved dwellings)

Figure 19: Po are of Lower Hunter Approvals
Source: ABS iIng /Approvals

r Water Corporation data show that 3903 dwellings were completed

he same period, equating to 390 dwellings per year (Source: DoP UDP

ata, 2010). Completion data tend to lag in time behind approvals data

ecause an approval is granted before a dwelling can be constructed. The

difference between approvals and completions data is likely to be mainly

due to medium density dwellings receiving approval, but not being

constructed. This difference is particularly evident in the years following the

approval “spike” in 2007-2008 when a significant number of medium density

dwellings were approved but have not been constructed due to oversupply
combined with a downturn in the market.
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Port Stephens LGA has made a greater contribution towards achieving the
Lower Hunter dwelling capacity targets of the LHRS than have other LGAs in
the Lower Hunter overall. Port Stephens has approved 13% of the target
number of dwellings, relative to 10% for the Lower Hunter overall.

Both approval and completion data show a slowdown over the last couple
of years, with an increase in the last year. However it is expected that th
demand for new dwellings will increase in future years due to the release o
new urban land, particularly in Medowie and North Raymond Terrace
Hill).

order of 35-40%, once the volatility of the last few yeaig has s
2000, detached dwellings have comprised 64% of appravals, and medium
density approvals 35%, as shown in Figure 20. ThisSs,t e as the Lower
Hunter as a whole.

Port Stephens LGA approvals=wew
dwelling types

B Port Stephens total
detached dwelling units

B Port Stephens new non
detached dwelling units

Figure 20: Dwelling ypes Since 2000

Source: ABS i vals.
omic

rt Stephens Economic Development Strategy identified that the local
canomy is healthy with growth over the last 10 years being generated by
opulation growth and a strengthening of the key industry sectors
(airport/aviation; RAAF and defence support; engineering industries — mining
industry and heavy engineering related; construction); and the overall
strength of Newcastle and the Hunter Region. (Refer to Figure 21)

Port Stephens has “four economies”:

- Defence and Aviation — the RAAF base, defence support, and the
airport and aviation related- 3300 jobs, mainly high skill and full time
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- Global Manufacturing and Logistics — largely mining support and heavy
industry, but including aluminium production — 3700 jobs, mainly high
skill and full time

. Services - retailing and services based at Raymond Terrace — 3000 jobs,
full and part time
- Services and Tourism - retail and services for the local population and

tourists — 4400 jobs, full and part time with seasonality.

There are pressures in some sectors, including a softening in the tourism s

Newcastle and Maitland as well as on line shopping. The strong seas
the tourism industry is a challenge for the LGA.

The major economic advantages of Port Stephens relat place
(environment and lifestyle and accessibilty — regional, state, national and
international); industry base; and economic infrastructurey(airport, industrial
land).

The major constraints include: limited higher order k gé-based services;
current skills shortages (particularly skille r S manufacturing and
construction); infrastructure gaps (particularly“teads, energy and services in
industrial areas — eg. airport zone, Tomago); currént weaknesses in the tourism
market; and limited public transpor

The Strategy found that thelhlGA to develop a broader base of
employment, including highe r services; develop employment skills in the
workforce; reduce unemploymen tes; and create sufficient employment
opportunities in the L for a growing population generated by new town
developments (Medo d North Raymond Terrace/Kings Hill).

Strong, freight oriented industrial
base

l Populatio ?A
&  RAAF base in Willamtown

Populatio/ ine 22" '@ from Port Stephens »Tomago State Significant Site
64464 in. (8% 92371in ‘four economies’ ' F3 Freeway, New England Highway
202 ¢ | and Pacific Highway

* Defence and Aviation » Newcastie Airport

L 058 - T L2gies for * Global Manufacturing «Po

“LAE DWW, and Logistics
(sApa Bﬂ}'

-nelson Bay = Tourism .

*Kings Hill Tourism

Visitors generating in excess of $40

million of expenditure

Figure 21: Main Components of the Port Stephens LGA Economy
Source: SGS Commercial and Industrial Lands Study 2010
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10,154 jobs need to be generated in the LGA by 2031 to accommodate the
increased labour force resulting from the population growth envisaged by the
LHRS. This level of jobs growth has been achieved during the past decade.

Figure 22 shows the LGA has a reasonable level of employment self
containment with around 63% of working residents being employed within the
LGA. However, given the strong growth of the Tomago area and the likel
growth of the DAREZ Business Park, there is scope to increase the proportion o
residents working within the LGA.

Great Lakes
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- :t—:'_'.-: . F
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Figure 22: Commuter Flows and Emp
Source: Port Stephens Economic D¢

Local empl
services) will
need to begd

e new town centres (home businesses and local
liver around 30% of the jobs required. Additional jobs wiill
s services and retail in a revitalised Raymond Terrace, in

as the capacity to generate over 3000 jobs; and businesses
ng the local population have the capacity to generate 1500-2000 jobs.

are also likely to be opportunities in health and community services to
service an ageing population.

54.1 Centres

Raymond Terrace, the LGA‘s major regional centre, hosts a broad
range of activities. Of around 138,000 m2 of total occupied floorspace,
retail trade comprises 84,500 m2 (61%). The balance of floorspace is
attributable to non-retail activities, including the largest amount of
government activity and a large proportion of business services in the
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LGA. Raymond Terrace provides activities that serve the surrounding
region, including activities that may be accessed infrequently.

Raymond Terrace also hosts a notable amount of manufacturing,
construction and wholesale activity compared to most other centres.
These industries are generally located in the 5(g) Special Urban (Flood
Affected) zone on the edge of the centre.

Salamander Bay, shopping centre has about a third less floorspa
than Raymond Terrace. There is around 46,000 m2 of oc ie
floorspace in this centre and around 600 m2 of vacant floorsg

It does not have a large share of non-retail (serviced b

Nelson Bay also has a significant share of non-retail activi ecting
the business and personal servicing nheeds the rounding
population and tourists. There is around ,53,000%m2 of occupied
floorspace.

Tanilba Bay (13,000 m2 of occupied floor na‘Bay (7,374 m2 of

occupied floorspace), and Medo ( 2 of total occupied
floorspace, plus a large open air car area with around 5,000
m2 of land on vacant lots) all serve local catchments.

The North Raymond Terrac s Hill) town centre is yet to be
developed and its loc op will be served by the Kings Hill town
centre and Raymond ce. It is likely to have a supermarket, a
number of speciality shopshand basic services, such as a doctor,
hairdresser and the like. At full development, the town centre and
other small villa ntres at Kings Hill collectively may have between

7,500 and 10,00 total floorspace.

At lo r@of the Commercial Centres Hierarchy, Shoal Bay,

Karuah, der Bay, Randall Ave, Raymond Terrace East, Soldiers
Point, Tree Passage, Salt Ash, Fingal Bay, Nelson Bay (Austral St
an dale Ave), Fern Bay, Corlette, Hinton, Woodyvile, and

@ , only cater for limited day to day needs of the population.

Industrial Employment Lands

Tomago is the LGA*s largest industrial precinct with 767 ha of zoned
land. To the east of this 4(a) Industrial zoned land, another 352 ha of
land is zoned IN1 General Industrial under the provisions of the State
Environmental Planning Policy (Major Development) 2005.
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In 2010 there were 58 ha of occupied floorspace representing around
74 per cent of industrial floorspace within the LGA. The precinct is
dominated by manufacturing activity, split between heavy and local
light uses.

The Defence and Airport Related Employment Zone (DAREZ Business
Park) at Wiliamtown has an initial 90 ha of zoned land that woul
produce an estimated 270,000 m2 of floorspace (Buchan 2007)!
Development at DAREZ Business Park must support a defencefa
airport related employment area. Further rezoning is d
investigation.

The 186 ha Heatherbrae industrial precinct has far mor
types than Tomago. The largest amount of floorspac

been identified, in the first instance, as the target a for
retailing as it is considered the most suitable location from a strategic
planning and market perspective.

The Salamander Bay industrial precinct is,JJoc lose to Salamander
Bay centre and is the closest industri rea to/the urban areas on the
northern tip of the Tomaree Peninsula, ingluding Nelson Bay. There are
around 10 ha of industrial zoned land in this precinct of which 4ha was
occupied floorspace in 20100 Most of the activity here is of a local light

nature, reflecting the precin in serving the local population.
There was over 3ha of pied floorspace in the 28 ha Taylors Beach
industrial precinct in 2010. st of the activity here is of a local light

nature including
role in servicing

C 9
broad range of @

Lemo Tr@age industrial precinct is located on the Tilligerry
Peninsu en Tanilba Bay and Lemon Tree Passage. In 2010 there
: ) 0.7 ha of occupied floorspace on a total of 6 ha of

inde oned land in the precinct. Most of the activity is of a local
re.

gulky goods retail. Again, this reflects the precinct's
cal population. The floorspace is occupied by a
es compared to other precincts.

@
7 ha industrial precinct in Medowie is located close to the
Medowie town centre. In 2010 there was around 0.7ha of occupied

floorspace, all of a local light nature.

Several small industrial precincts have specific functions related to their
location. The first is on Richardson Road, close to Raymond Terrace
and just to the west of the Pacific Highway. The two lots include a
service station, a self storage facility and a number of currently vacant
commercial buildings.

The second is Oyster Cove at the beginning of the Tilligerry Peninsula.

This precinct hosts marine related activity, principally boat making and
repairs.
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The third is the three precincts of industrial land which are used solely
for the purpose of oyster farming. These are located near Karuah,
Lemon Tree Passage and Soldiers Point.

Location of the industrial land in the LGA is identified at Figure 23.
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Figure 23: Industrial Areas in the L
Source: SGS Commercial and Indus s Study 2010

5.4.3 Rur stry

the Rural Lands Study, the agricultural sector of the LGA is
mall, with a total value of $14.5 million in 2005-2006. Poultry
, cattle for slaughter, dairy and mushrooms comprised 91% of
value of production. It is estimated that 238 people are employed
agriculture, with most part time.

Lakes contributed $14.8 million value of output and aquaculture $15
million (including oysters at $3.5 million) in 2005. Around 380 people
work in these two industries, with most part time.

@ In addition, commercial fishing of the area around Port Stephens-Great

55 Environmental

5.5.1 Terrestrial ECosystems

Port Stephens LGA enjoys substantial biodiversity due to the variety of
ecosystems it contains. These include open forest, rainforest, riparian
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forest, coastal swamp forests, woodland, heath and sedge land. A
number of vegetation communities in Port Stephens are classified as
Nationally, State or Regionally significant.

The LGA contains 58 endangered or threatened fauna species and 20
endangered or threatened flora species. (Source Department of
Environment and Conservation Wildlife Atlas). These are provided leg
protection under the New South Wales Threatened Specie
Conservation (TSC) Act. The LGA is also known for having a
population that is iconic to the area.

biodiversity conservation. These include National P
State Forest (3,468 ha), public Community Land clas
area’ (532 ha) and ‘foreshore areas’ (242ha), private and
zoned Environmental Protection (9,029 ha) (excluding N nal Parks
Estate, community land classified as natural area and foreshore areas
which has already been counted, and the P

Pressures on terrestrial biodiversity .in Port “Stephe include land
clearing for agriculture, mining, and amydeyelopment, habitat and
corridor fragmentation, invasion by Ao ed plant and animal
species, and altered fire regimes. The area’s iconic koala population is
also under a large degr of presstre indicated by anecdotal

evidence, such as dramati ine in koalas in care and vehicle
fatalities, which suggests th koala population is reaching a
tipping point from whi ay not recover.

Ecosystems

in Port Stephens LGA include freshwater
streams, the upper reaches of some river systems
roundwater dependent ecosystems. Several of these
important for supplying potable water to the region,
Williams River, Grahamstown Dam and Tomago Sand

eshwater wetlands in the LGA include coastal freshwater swamps,
shes, hanging swamps, and intermittently inundated floodplains
along the Hunter and Wiliams Rivers. State Environmental Planning
Policy 14 Coastal Wetlands (SEPP 14), identifies and protects a number
of the important freshwater wetlands that are located near Raymond
Terrace, Medowie, Karuah, the Tomaree Peninsula, and along the
Hunter and Williams Rivers.

The total area of wetlands in the LGA (estuarine and freshwater) is
around 17,511 ha. 10% of these wetlands are located on National Parks
Estate, 3% are listed as internationally significant wetlands under the
‘Convention on Wetlands of International Importance' held in Ramsar
Iran, and 68% are protected by State Environmental Planning Policy
(SEPP) 14 - Coastal Wetlands. 18% of the LGA is classified as wetlands.
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The LGA also contains substantial freshwater aquifers. These include the
Tomago, Tomaree and Stockton aquifers that cover an area of
approximately 275 square kilometres (Department of Sustainable
Natural Resources, 2003).

The health of freshwater ecosystems in Port Stephens is threatened by
pressures that include declining water quality, reclamation an
drainage, clearing, cropping and grazing, altered hydrology an
introduced species. The invasion of aquatic weeds contin
degrade these environments.

A variety of freshwater wetlands in the LGA are listed as e
ecological communities. These include: Freshwate
Coastal Floodplains of the NSW North Coast, Sydney
East Corner bioregions; River-Flat Eucalypt Forest

Floodplains of the NSW North Coast, Sydney Bagin and
Corner bioregions; Swamp Oak Floodplain, Forest \@f the NSW North
Coast, Sydney Basin and South East Cotne idregions; Swamp
Sclerophyll Forest on Coastal Floodplains @f N North Coast,
Sydney Basin and South East Corner hioregion

5.5.3 Coast and Estuary

The Port Stephens coastal z stretches from Fern Bay in the south to

Yaccaba Headland in the , including Shoal Bay Beach. A
significant proportion his e“includes Stockton Bight, as well as
rocky headlands an an beaches that are located on the

Tomaree Peninsula.

Activities with t ential to affect the water quality and health of
the coastal zon Stephens primarily include agricultural run off,
stormwate, ioR, beach erosion (particularly at Shoal Bay) and the

dischatge eated sewage effluent in the coastal zone.

Th phens LGA contains two major estuarine systems that
Cco significantly to the environmental, aesthetic, economic,
nal and lifestyle attributes of the LGA. These are the Port

ephens and Hunter estuaries.

The Port Stephens Estuary covers an area of approximately 140 square
kilometres and the Hunter Estuary around 26 square kilometres. In
addition to their environmental values, both estuaries are extremely
valuable to the economy and lifestyle of Port Stephens.
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The Port Stephens Estuary supports a wide variety of estuarine habitats
including the largest area of mangrove in NSW, approximately 18% of
the remaining saltmarsh in NSW and extensive seagrass beds. The
Estuary and adjacent wetlands also provide important habitat for
migratory waders and commercially important species of fish. The
Estuary supports several endangered species including birds, reptiles
and mammals. The health of the Hunter River Estuary has been highl

modified due to historic river and land use management practices)
however, the Estuary still has a valuable prawn and oyster industry,

Modern pressures include potential industrial development
loss and erosion, loss of aquatic habitat, long term sedime
erosion processes, poor water quality, introduced pl

species, changed hydrological regimes, obstacles to passage
changes in weather patterns and sea levels associated withfcClimate
change.

While water quality in the Port Stephens est sidered good in
that it generally satisfies Australia and ealand Environment
Conservation Council (ANZECC) water qua id€lines, indicators
show a longer term decline in wa Iit articularly in certain
catchments.

Environmental pressures include the | of seagrass beds, changed
hydrological regimes, cle of native vegetation, polluted
stormwater and agricultural noxious and environmental weed
invasion and declinin ter quality. In June 2005, declining water
quality in Tiligerry Creek Iting from urban and rural settlement

caused the closute of an oyster harvesting zone. In 2007-2008 some of

5.6
Considerafs s of the Port Stephens LGA are affected by the
combinatio e current and future operations of the Hawk and Hornet

! predicted noise impacts of the Joint Strike Fighter.

Base is located at Wiliamtown and the associated Salt Ash Air
ons Range (SAWR) is located approximately 6 km to the north-east of
se and is used for air-surface gunnery and bombing practice.

i

@he Royal Australian Air Force (RAAF) is planning for the progressive
introduction of the Joint Strike Fighter military aircraft commencing from 2017-

2018 and the progressive retirement or "phasing out" of existing Hawk and
Hornet military aircraft by 2025.

Where land is likely to be affected by aircraft noise, Council is required to take
into consideration aircraft noise/ANEF maps and Australian Standard 2021-
2000 Acoustics - Aircraft Noise Intrusion - Building siting and construction ("AS
2021-2000"). Depending on the noise environment, certain types of
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development may not be suitable, or may be suitable only with appropriate
noise attenuation measures.

In August 2011, the Department of Defence released the ANEF 2025 for the
RAAF Base Willamtown and Salt Ash Air Weapons Range. ANEF 2025 reflects
the operation of the Joint Strike Fighter combat aircraft after 2018 and the
continued operation of the Hawk aircraft.

The former ANEF 2012 also remains relevant. It reflects the conti
operation of existing Hawk and Hornet aircraft and is expected to coRtinu
until at least 2018.

The abovementioned two maps combined form an Aircra
Area within which aircraft noise should always be considere planning and
development decisions.

For full details of the current ANEF maps go to the Department of Defence
website.

5.7 Flood Prone Land

Large areas of the LGA are potentially affected by flooding, as shown in
Figure 24. Flooding is caused by a number of ors including the flooding of

the Hunter River, flooding of the Wi s River, localised catchment flooding,
very high tides and storm surge. Ea hese causes of flooding has its own
characteristics and impacts,finclu arning time and duration. Flood
events from various causes c ur independently or at the same time.

Flooding has a signifi t impact on the location of land uses, and on
infrastructure, such as rt.

%,

%,
%,
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G tat

FLOOD PRONE LAND

LEGEND

O Flood Prone Land

Figure 24: Flood Prone Land

5.8 Climate Chan

A major impact change is sea level rise. In 2010 the NSW
Government has el rise planning benchmarks of an increase above
1990 mean s s off40cm by 2050 and 90cm by 2100.

The then
of Envi
205

t of Environment Climate Change and Water (now Office
nd Heritage) analysis for the Hunter Region states that by
rojected to be hotter by 1 to 3°C.

There will more likely than not be a slight increase in annual runoff (with
estimates ranging from -5 to +12%) with likely increases in summer and
autumn and decreases in spring.
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However, increased evaporation is likely to result in no net change in water
balance for many areas.

Along the coast, storm events and sea level rise are projected to have a
significant impact. Sea level rise and the potential for increased storminess will
exacerbate the risks of coastal erosion, as well as subsequent inundation of
low-lying areas. Coastal erosion is likely to result in a recession of sandy part
of the coastline.

The frequency of very high or extreme fire risk days is predicted to increas

Increases in temperature, evaporation and high fire risk days coulé@ ea
fire frequency and intensity. The fire season is likely to be extended a
of warmer temperatures.

Rising sea levels are likely to have a major impact on biodiversity.

A number of ecological communities may be threatened and most
communities are likely to undergo some change i omposition. Salt
water wetlands on the immediate coastline are lik: be affected by rising
waters. Other coastal low-lying communities suchWas ‘wet®heaths, coastal
forests and freshwater wetlands are likely to iskffrom erosion, salt water
inundation of water tables and increased sedi on on the floodplains.

Saltwater migrating further upstream is likel have implications for farm
irigation and groundwater. Increa emperatures and the potential for
more frequent bushfires are li to t on ecosystems across the region.
There is likely to be sedimen osition on the coastal floodplains and salt

water incursion into subsoils and w r tables.

Rising sea levels are pr d to cause increased erosion of coastal dunes.
Soil organic matt is likely to improve; however, many soil problems,
such as acidific ,Isalinity and mass movement, are likely to become
worse. Acid s oils in the coastal lowlands will continue to produce
acid; ho t ffect will reduce over time as sea levels rise.

The ct on the coastal zone is likely to be from sea level rise and

ndation and erosion. Rising sea levels may exacerbate flood risk
tuaries and in coastal rivers and floodplains. In addition, any
se in rainfall intensity in severe storms may impact on flood risk more
ly across the area. Infrastructure and urban development, such as
ing, located on the large, low lying floodplains of the Hunter River and

aruah/Myall river systems, as well as adjacent to the estuaries, wil be
particularly vulnerable. The proximity of development to the coast will make
these areas vulnerable to the impacts of coastal erosion.

Key infrastructure that is likely to be affected as water levels rise includes low
lying roads adjacent to estuaries such as Port Stephens.

With the assistance of Commonwealth funding Port Stephens Council has
assessed the highest risks to the LGA. These risks and possible responses are
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outlined in the Local Adaptation Pathways Program for Climate Change
Assessment Report 3 Adaptation Action Plan. The prioritised risks are shown in
Figure 25.

Risk

Identifier Risk Description Risk Level

873 Impacts to stormwater systems
ST4 Localised flooding

ST = increase in storm frequency /inlensity

4R =ses levelrise

LA = less rainfall

MR = more rainfall

HT = higher temperatures

HD = increase in number of hot days
Figure 25: High Risks of Climate Chg @ ouncil responsibilities

5.9 Heritage

Non-Aboriginal heritage in Port Stephens includes historic villages,
heritage ion areas at Raymond Terrace, Hinton, rural landscapes,
significan residences such as Tomago House and Tanilba House,
light S, urches, cemeteries, war memorials, courthouses, schools,
ship k§; archaeological remains such as the Irrawang Pottery site,
nd early subdivisions such as Henry Halloran’s 1930s development

iiba Bay.

h ort Stephens Community Based Heritage Study completed in 2003
dentified sites of heritage significance in the LGA. Many of these are included

in the Heritage Schedule of the Port Stephens Local Environmental Plan 2000,
and will be included in the new Principal LEP.

Many sites and areas of significance to Aboriginal people are located within
Port Stephens, including shell middens, scarred trees, occupation and
ceremonial sites and places of spiritual value. In the area stretching from
Walllis Lakes to Newcastle there are 37 recorded Ceremonial Sites (stone
arrangements, bora grounds, carved trees and burial sites), 115 recorded
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campsites (mia mia, scarred tree, open campsite, shelter with deposit, well,
fish trap, abraded grooves and quatrries) and over 100 middens.

Aboriginal people have always had culturally specific associations with the
natural landscape, making their cultural values inseparable from natural
values. As a result, land use change that destroys or degrades the natural
landscape impacts directly upon Aboriginal cultural values. In Port Stephen
land use change of this nature is prevalent, arising from high rates o
population growth and associated development.

5.10 Transport

The dispersed nature of urban development in Port Stephe K ry
dependent on an efficient transport network.

There is strong seasonality in traffic movement due to theourist industry, and
the area is heavily dependent on motor vehicles for day-to-day transport
despite being relatively flat and suitable for walking g.

In the foreseeable future, medium and long trips in t Stephens will remain

predominantly road based due to th ersed nature of urban
development however a shift in transport es combined with greater
employment self sufficiency will be needed sure road infrastructure has

sufficient capacity.

The road hierarchy and 2005 traffic s are provided in Figures 26 and 27.
Two north-south transport cor being the Pacific Highway and Nelson Bay
Road, dominate the L

The Pacific Highway cts Sydney to Brisbane and is one of the most
significant transport c s’ in Australia. The junction of the New England
Highway (the inl om Brisbane to Sydney) with the F3 Freeway is just

beyond the“Sou n border of the LGA. The northern extension of the F3

Freeway to He e will further reduce travel times to destinations to the
south, su y, by approximately 10 minutes. In 2010 the proposal was
in the fin g stage.

Nels B Road connects the Tomaree and Tiligerry Peninsulas to
% . The long and narrow width of the peninsulas means that access to

om them is restricted to this one road. Therefore, population growth and
grewth in traffic on the Peninsulas will lead to a corresponding increase in

@ra volumes on Nelson Bay Road. Nelson Bay Road also provides
connections to current and future local and regional employment areas,
namely Newcastle Airport, Thornton/Beresfield, Tomago, Kooragang and
Carrington.
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Figure 26: 2005 Traffic Volumes (RTA)

O

2031 TRAFFIC VOLUMES

H

for 2031

LEGEND

[10952 |

Figures relate to projected annual average daily traffic
volumes to the year of 2031.
Note Growth Rate is 3.5% per annum

62

Figure 27: 2031 Traffic Volumes (RTA and PSC)
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Other transport modes such as ferries and public buses are underutilised,
possibly due to the need for better connectivity, frequency of services and
improved supporting infrastructure.

Rail - the north/south Sydney to Brisbane rail line travels via Maitland, Dungog
and Gloucester, before returning to a north/south alignment at Taree. As a

result it does not traverse the LGA. Q

5\*0
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6.

Strategic Direction

The PSPS describes Council’s land use strategy to 2036 and provides the basis
for the Council’s Principal LEP. All communities in Port Stephens are
considered to be significant and all play an important role in how Port
Stephens functions as an area.

This Section describes Council’s strategy for residential, commercial a
industrial development in Port Stephens.

It includes sites identified in the Department of Planning and Infra
Lower Hunter Regional Strategy, supplemented by potenti
Wallalong.

The identification of these sites has had regard to the existing urban
development pattern in Port Stephens, land supp mand, and land
use constraints. Constraints include natural haza reen Corridor,
ecology, aircraft noise and future servicing plan ils vided include
approximate development yield, anticipat ti rames, development
priority and particular opportunities and canstrai applying to the land.

Refer to Port Stephens Planning Strategy Map i pendix 3.

The PSPS Map provides an overvie the new areas of growth in the LGA.
The Primary Growth Corridor for A stretches from North Raymond
Terrace (Kings Hill) to the regienal \€€ , Raymond Terrace down to the
Heatherbrae Enterprise Corridorqand anchored by Tomago in the South.
There is also an astern Growth Corridor encompassing Medowie,
Wiliamtown, NewcastleWAirport and Fullerton Cove/Fern Bay. However, the
potential for addition th in the medium to long term in the Eastern

Growth Corridor a be re-evaluated following review of the Lower

Hunter Region rategy and completion of the Raymond
Terrace/Heather owth Strategy.

The Tom m and Lifestyle Growth Area is located at the eastern
extreme A and highlights the dual role the area has. Wallalong is
ide C a Potential Urban Release Area subject to resolution of

infrasticture delivery.

A Framework for Growth and Conservation

@he tegrated Planning Framework (IPF) adopted by Council in June 2010
[

ncludes a statement of “Sustainability at Port Stephens” which has been used
as the basis for the land use strategy contained in the PSPS. Relevant aspects
of the “Sustainability at Port Stephens” statement include:

Sustainability will be:
o The basis for planning the overall design of new urban release areas

o The basis for planning a balance between development and
environment in the LGA
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o Achieving intergenerational equity for environmental conservation and
service provision and the baisis for financial management of Council.

Governance Framework

A framework is established to coordinate the policies, budgets and work
programs of agencies to deliver Port Stephens 2022 and in particular
framework to improve the cohesive approach of State agencies t
implementing Port Stephens 2022, the Lower Hunter Regional Strategyfa
the State Plan in Port Stephens.

Good Development

Port Stephens Council stands for “good development”, that is supporting
development that:

o Fulfils the Lower Hunter Regional Strategy directions;
o Respects the coastal and environmental att heritage of the

LGA

o Establishes reasonable clarity about the e development
pattern and capacity of the LG rSthe Jdevelopment industry,
investors and the community

n

Is consistent with State and local legal olicy framework

) Is based upon policies viding creased certainty to the
development industry, inves d the community and supporting
increasingly efficient d lop ssessment.

6.2 Analysis of Commercial Industrial Land

The Commercial and ustrial Lands Study (SGS, 2010) undertook a gap

analysis to forecast d ¥ for floor space for commercial and industrial

areas with the Upply of land. The existing supply for commercial

and industrialiflo ace was measured by conducting a land use audit of all
[

commerci trial zoned land. The audit involved a field survey of
current agtivityi ch building.
gure 2. Method for supply and demand gap analysis

[ Land-use audit (field survey) ] [ Land-use audit (field survey) ]
[ : _

Interpretation of development controls Employment forecasts ]

—

Floorspace demand

Supplyand demand gap analysis

A low supply scenario and a high supply scenario were developed. The
actual supply of land available for commercial and industrial development in
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Port Stephens LGA is somewhere in between these two scenarios and as a
result will need to be closely monitored to ensure supply is available.

The low supply scenario made the following assumptions:

) No additional floorspace can be absorbed on currently occupied lots
(in practice, some businesses might add new floorspace as thei
operations expand but this is likely to be offset by other businesse
which take on more employees but do not increase their buildin

space)

) Any lots that are currently occupied by residential develo
not available to be redeveloped

o Vacant lots will be developed at the same intensity

the precinct. That is, vacant lot capacity will be

e low scenario,
he nstraints of the

The high supply scenario made the same assump
except that vacant lots could be redeveloped
applicable floor space development contrals, as follows:

o 1.8:1 for commercial centres

o 1:1 for 5(g) Special Urban (Flood Affected) Zone 1:1 for industrial
precincts

An estimate of future defmand oorspace was developed from

employment forecasts publis y the Transport Data Centre (TDC). These

employment forecasts are that total employment in the LGA is expected to
increase by 5,320 jobs .3 per cent) from 2006 to reach 30,240 jobs in 2031.
However, this data did reflect what was actually occurring on the ground
and an amended esti 10,154 jobs is projected.

The forecas o a small increase for manufacturing and an overall
decrease in const n employment over the forecast period. This was not
consisten gional industry trends, evidence of local business
develop strategic drivers. As such, SGS prepared an additional
alter loyment forecast scenario for Tomago and Heatherbrae
whi ojects a growth of 2,221 jobs in that area, a much higher figure than

e of 429 jobs in the TDC estimates.

wise, the overall increase in employment is driven by a large growth in
hefaccommodation and food services industry sector as well as population
erving industries, public administration and safety, retail trade, health care
and social assistance, and education and training.

6.3 Centres and Hierarchy

The PSPS establishes a hierarchy and network of urban centres. Raymond
Terrace is identified as the regional centre, which is supported by specialised
centres, town centres and a wide network of smaller neighbourhood centres
and villages.
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What is a centre?

A centre is a concentration and/or combination of retail, commercial, civic, cultural and
residential uses, ideally focused around transport facilities. The highest order of centre (ie.
Regional Centre) will contain the highest order of services (ie. Police Local Area Command).
The level of services provided declines as the centres progressively cater for a more
immediate catchment (ie. a smaller vilage centre will provide basic services, such as suppl
of milk and bread).

The planned growth of centres will enable the people of Port Stephens LGA to ha
to the services they need as close as possible to where they live, and that higher |
centres are able to develop a wide range and depth of services and commesei

The PSPS establishes a hierarchy of commercial centres.
based on the function performed by each centre, and shown
and 29. It supplements the hierarchy of the LHRS by including smaller centres,
such as villages, small vilage centres and neighbo tres.

The hierarchy for the centres in Port Stephens LGA i sed o
Information provided during consulta%

[ ]

. The existing level of activity in each of the'gentres

o Retail modelling of current ket shar

o Likely future demand as i ed by State and local planning
documents

o Likely future demand as indieated by official government forecasts

o Accessibility by4private vehiCle (given the high reliance on private
vehicles and the ersed settlement of the LGA)
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LOCAL

GOVERNMENT Port Stephens
AREA

Each LGA in the Lower

Hunter has an identified

regional centre, which is the

hub for that LGA. It has a

- I concentration of business,

REGIONAL CENTRE higher order retailing, Raym ace

employment, professional
services, and often civic
functions and facilities. Itis a
focal point for transport
networks and may service a
number of districts.

Salamander Bay
(stand alone

Specialised centres etail)
containing airports, illiamtown (Air
SPECIALISED universitiesgres ervices)
CENTRES business activiti Heatherbrae
perform vital and (Enterprise
employment rol Corridor)
Nelson Bay
(Tourism)

TOWN CENTRES

VILLAGE CENTRE

Town centres contain
opping and business for
surrounding district,
including health and
professional services mixed

with medium density housing.

Nelson Bay (also
specialist centre)
Tanilba Bay
Anna Bay
Medowie
Raymond Terrace
North (Kings Hill)

A village centre is a strip or
cluster of shops in a mostly
residential area to meet the
day to day needs for local
residents and workers.

Shoal Bay
Karuah
Salamander Bay
(north)

Raymond Terrace
(Lake Side)

SMALLER VILLAGE
ENTRES

A smaller village centre is a
vilage centre, but on a
smaller scale. Services
available to these
communities may be limited
to a pub or general store.

Soldiers Point
Lemon Tree
Passage

Salt Ash

Fingal Bay
Nelson Bay
(Austral St and
Armadale Ave)
Fern Bay
Corlette
Hinton, Woodville
and Seaham
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6. Strategic Direction

This subcategory of smaller
vilage centre contains either
no commercially zoned or
occupied floor space, and
may be a congregation of
dwellings in a rural area.

Boat Harbour
Mallabula
Fullerton Cove
One Mile
Swan Bay
Taylors Beach
Wallalong

Figure 28: Centres Hierarchy

2 CENTRES HIERARCHY
- Smaller Village Centres
p
\'\ \‘.‘ Smaller Village Centras (other)
."‘I‘ ‘l"\ “"':. A
_— ")
A5 st L—" '
me /
‘_m e Nelson Bay m’;‘n’_:m_
_ e 7 "‘O Shoal Bay
_Sglu’ﬁmder Bay:\,'
fing 8oy Q)
Raymond Terrace J
-. Boat Harbaur
Figure 29: Ma ierarchy of Centres
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6.3.1 Regional Centre - Raymond Terrace

Raymond Terrace is designated as a regional centre in the LHRS.
Council’s Commercial and Industrial Land Study has confirmed this
role.

The population of Raymond Terrace-Heatherbrae-Nelsons Plains area i
projected to increase from 13,346 people in 2009 to 21,380 peo
2031, or by 8034 people. The LHRS specifically identifies an addition
300 dwellings in Raymond Terrace. This can be largely attrib
development of the North Raymond Terrace/Kings Hills are
level of expected population growth in areas suc
Nelsons Bay and Fern Bay will also generate additional
those activities in Raymond Terrace which serve the LGA catchment.

The large amount of flood prone land may i
potential in the centre. While development e assessed on a
case by case basis with regard to any floodi plications, it is
appropriate that the area north of Bourke S ained for local

light industry. This land use can oft o odate the increased
floor heights and drainage works requ itigate potential flood
damage.

The river outlook is an under asset of the centre. As the centre
grows, consideration sheuld n to how the open space can be
best utilised.

The commercia
an increase i
accommodate

etail floorspace forecasts for Raymond Terrace show
demand of around 15,000 m2 which can be
@ the current supply of zoned land - 3(a) Business
pecial Urban (Flood Affected). There is significant

i in Raymond Terrace which can be put to a more

cilities that will be required for Raymond Terrace to meet the profile
major regional centre.

6.3.2 Town Centres

Nelson Bay

Nelson Bay's dual role in servicing both the local resident population
and the strategically important tourism industry is noted in the Port
Stephens Economic Development Strategy and the Draft Nelson Bay

Town Centre and Foreshore Strategy. Nelson Bay’s tourism role is of
regional importance.
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The LHRS includes projections for an additional 1200 dwellings for
Nelson Bay. However, this is interpreted that, the projection relates
more broadly to the Tomaree Tourism and Lifestyle Growth Area, not
the individual suburb of Nelson Bay. Population projections for the
Nelson Bay area indicate that the population will increase from 5,522
people in 2009 to over 7,020 people in 2031. Population in the
neighbouring Salamander Bay - Soldiers Point - Taylors Beach area, i
expected to increase from 6,318 people in 2009 to 7,833 people i
2031, (an increase of 1,515 people) and will also have an imp
demand for services in Nelson Bay. A key element for the economi

residents to the area, as well as support the town cen
peak tourism season.

increase almost
the increase in
icient capacity
thi"demand, even
vacant floorspace.

Commercial/retail floorspace demand is forecast
15,000 m2 between 2009 and 2031. This is equi
floorspace forecast for Raymond Terrace. T
under current land use patterns to acc
though there is a substantial amount

There is a low average floor space ratigjacross the centre, which is
likely due to the large numb f open car parks. This means there is
a need for more intensive d ment or more commercially zoned
land to meet future demand. the centre is contained by high to
medium density re tial, expansion beyond the existing
commercially zoned landSis not recommended. Intensification of
development would be a more suitable option.

Development G xisting car parks could provide additional car

spaces, re ercial and residential uses, and may also provide
stimulUs, fo veénation elsewhere in the centre. Furthermore, the Draft
Nelson Centre and Foreshore Strategy proposes controls that
will i r additional commercial and residential floor space within
theit ntre to meet these future demands. There is however a risk

southern part of the centre (up the hil) may become more
serted if redevelopment tends to focus around the end of town
est to the water.

The Draft Nelson Bay Town Centre and Foreshore Strategy identifies the
need for additional community services such as a new medical centre
and a Council annex in Nelson Bay. The addition of such facilities is not
captured in the floorspace demand forecast.

Tanilba Bay
Population projections for the Lemon Tree Passage- Mallabula- Oyster
Cove- Tanilba Bay area indicate that the population will increase from

6,423 people in 2009 to 7,760 people in 2031, an increase of 1,337
people.
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Additional demand for retail and services is likely to be generated by
the new residential development by Landcom (Koala Bay) in nearby
Mallabula.

Commercial/retail floorspace demand is forecast to increase by
around 3,400 m2 between 2009 and 2031. There is sufficient capacity

under current controls.

Anna Bay

Population projections for the Anna Bay - Boat Harbour - F
Bay-One Mile-Bobs Farm area indicate population will inc
5,503 people in 2009 to 6,600 people in 2031, an i
people. Anna Bay is the only centre within this area, il be the
focus of activity generated by the population increase.

The Anna Bay Strategy and Town Plan (2008) states that the town
centre should develop with mixed-use buildi h residences or
serviced apartments above shops or professio office space on the
street level. The Strategy includes a small ansion” of commercial
zoned land in the west of the town . The existing commercial
area of Anna Bay is proposed to the local centre for
commercial activity, with light industrial located at the western
entrance of Anna Bay to |provide ployment opportunities and
encourage redevelopment town centre to commercial and
residential uses.

Commercial/retail floorspa demand is forecast to increase by
around 2,000m2y by 2031. This increase in demand can be
accommodateg gder the existing controls and land use patterns in
is indicates that the expansion of commercial
vest of the centre and location of light industrial
estern entrance of Anna Bay, as proposed in the
necessary unless development can be intensified in
zoned areas.

ulation projections for the Medowie-Ferodale-Campvale area
indicate population will increase from 8,858 people in 2009 to 15,167
people in 2031, an increase of 6,309 people.

Commercial/retail floorspace demand is forecast to increase by
around 2,000 m2 to reach almost 9,500 square metres by 2031. Under
the more supply constrained scenario in the gap analysis, there will be
insufficient capacity under current controls to accommodate this
demand by 2031. The Medowie Strategy proposes 12ha of commercial
land.
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North Raymond Terrace / Kings Hill

Kings Hill is yet to be developed. It is proposed to have a population of
11,000 people in 4500 dwellings at full development.

Approximately 8,500 m2 of retail floorspace at the town centre level
(inclusive of 2,500 m2 of supermarket floorspace) could be supported.

An additional total of around 2200 m2 of retail floorspace (inclusive
around 110 m2 of supermarket floorspace) could also be supported
the neighbourhood centres within Kings Hill.

This level of provision is based on a similar distributi
expenditure as Medowie. However, Kings Hill is clo
Terrace and therefore the results of the retail modelling
indicate an upper limit for supportable floorspace

The Commercial and Industrial Lands Study fec
and commercial floorspace in Kings Hill sho
serves the immediate population so, as not undermine the role of
Raymond Terrace. The above figures ed on this premise.

Salamander Centre

Salamander has a retailing f d has the primary characteristics of
a stand alone shoppi ce . WHowever, the centre benefits from
additional services su S library/community facility which are

usually found in the mor aditional main streets. As this centre
continues to evelve, Salamander's role in the established centres
hierarchy will to be considered further, particularly the
relationship wit stablished town centre of Nelson Bay.

Gro W ccommodated across the entire Peninsula but the
largest | will be in the Anna Bay and Nelson Bay areas. Overall,
thi will add considerable demand for retailing on the
Pemi

ommercial/retail floorspace demand in this centre is forecast to

ase by 15,000 m2 to 2031. This is the same as the forecast increase

for Raymond Terrace. However, as noted above, Raymond Terrace is

likely to experience growth in excess of the forecast as it broadens its

range of services to fulfil its role as a major regional centre. With the

inclusion of adjacent Council land in the centre, there is enough land
supply to meet demand.
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6.3.3 Villages

Shoal Bay

Population projections for the Shoal Bay-Fingal Bay area indicate
population will increase from 3,372 people in 2009 to 3,743 people i

2031, anincrease of 371 people.

Commercial/retail floorspace demand is forecast to increa
around 17,000 m2 between 2009 and 2031. However, thj

in the accommodation and food services sector is for
from 232 jobs in 2006 to 336 jobs in 2031 (a 45 per cent

While the gap analysis shows a shortage of capacity in

additional demand for floorspace may be,acco odated on land
with a non-commercial zoning suitable for\ ther short term

IS centre,

accommodation.

Further development of hotels in the cial'zoned area should be
discouraged so that there is sufficient acity for a small increase in
commercial development which would eahance the tourism offer and
also cater for local residents.

Karuah
Population projections for Karuah-Swan Bay-Twelve Mile Creek

area indicate p@pulation will increase from 1,520 people in 2009 to
2,081 peoplein n increase of 561 people.

Commerci orspace demand is forecast to increase by
arou 1, between 2009 and 2031. This demand could be
entirel odated within existing vacant buildings (assuming
th fit§for purpose) and there are also a number of vacant sites
W d be developed.

riah is likely to continue to adjust from its previous role as a motoring
over to a local centre servicing the needs of a growing residential
population over the longer term.

Salamander Bay (Randall Avenue)

Population projections for the Salamander Bay - Soldiers Point - Taylors
Beach area indicate population will increase from 6,318 people in 2009
to 7,433 people in 2031, an increase of 1,115 people.

Salamander Bay (Randall Avenue) is likely to continue its current

function of meeting the basic needs of the surrounding local
community, while the stand alone shopping centre of Salamander Bay
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will cater for the majority of retailing. The nearby town centre of Nelson
Bay will also host an increasing number and diversity of services.

Although an increase of around 1,000 m2 of commercial/retail
floorspace is expected over the forecast period, this can be largely
accommodated within existing vacant floorspace but there will be a
shortage of around 200 m2 of floorspace in 2031 under the most suppl
constrained scenario.

Raymond Terrace East (Lake Side)

The purpose of this centre is only to provide for the day-to-d
people who live or work in the local area.

There are around 3,600 m2 of occupied commercial/retail flo@rspace,
which is forecast to increase by around 1,300 m2 petwe 009 and
2031.

I amount of vacant
increased floorspace is
emand is likely to be
rrently occupied by the

There are currently no vacant lots and only.
floorspace (around 150 m2). Most demand
attributable to the tavern and child
met by intensifying development on the'Site
tavern and the child care facility.

=

Given the proximity of the m gional centre of Raymond Terrace,
no expansion of the m oning at Raymond Terrace East is
recommended by the mercial and Industrial Land Study. This will
protect the integrity of the tres Hierarchy.

Soldiers Point
There is 2 m2 of commercial/retail floorspace which is

rease by around 500 m2 between 2009 and 2031. There
acity to accommodate this additional floorspace

@ ee Passage
e is around 2,500 m2 of commercial/retail floorspace which is

forecast to increase by 700 m2 between 2009 and 2031.

The centre is operating at close to capacity. Analysis shows a shortage
of supply in the longer term (2031) in the most constrained scenario,
however the forecast demand is dispersed across a number of
floorspace users and is therefore unlikely to reach a critical level where
more commercially zoned land is required. Further, there appears to be
capacity for renewal of some sites occupied by houses at the southern
end of Cook Parade.
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Salt Ash

There are no plans for increased residential density in the areas
surrounding the centre. Any increased demand is likely to come from
additional passing traffic as development on the Peninsulas occurs.

There is around 1800 m2 of commercial/retail floorspace which i
forecast to increase by around 450 m2 between 2009 and 2031. Thi
increase could be easily accommodated on the two lots [
currently host the petrol station and other retail activities. These |o
should constitute the extent of the centre.

Fingal Bay
There is 1000 m2 of commercial/retail floorspace which is ted to
decrease by around 150 m2 between 2009 and 2Q31. Gr is more

likely to occur in the nearby village centre of Shoal

There may however be opportunities for Fi
businesses that do not require high exp
cheaper rents and are attracted t
Peninsula. This type of demand is not capiur

y tothost some small

ssing trade, prefer
yle elements of the
in the forecast.

Nelson Bay (Austral Street an dale Avenue)

There is around 1,400 f occupied commercial/retail floorspace.
The size and role of this ce should not change as the town centre
of Nelson Bay is Within close proximity and should be the focus of future

development.

Fern Bay
Retail a@iti i Fern Bay consists of a general store on Nelson Bay
Ro

[ t new residential development is expected at Seaside Fern

to the north. Population projections indicate population will

ase from 1,906 people in 2009 to 5,211 people in 2031. This will
increase demand for more retail in the area. While some of this
demand will be accommodated outside of the LGA, it will likely
support some degree of local retailing.

The site with the existing general store and the adjacent site on the
corner of Vardon Road, which contains a house, should be
investigated for commercial zoning. Additionally, a small area of
commercially zoned land is proposed within the new Seaside estate via
a clause in LEP 2000. However, the final location of site has not been
determined by the developer and the amount of commercial land
may need to be increased to accommodate increased demand.
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Should opportunity and demand arise for additional commercial/retail
activity to be attracted to the area, the location will need to support
the existing identified commercial areas as per the established
Commercial Hierarchy.

Corlette

The Commercial and Industrial Land Study found there is no additiona
floorspace demand to 2031 and the centre will continue to functi
it does currently.

Hinton, Woodyville and Seaham

Hinton, Woodyville and Seaham are three of the four c%;d in

the Rural West area of the LGA, the other being Wallalong.

Population projections published for the Rural st area indicate
population will increase from 5,225 people 6,203 people in
2031. Most of the additional demand is likel ntinbe to be met by
either Raymond Terrace or centres withi itl LGA, and no
single rural centre will develop a cri induce the need for
additional retail.

Other
A number of small ce sh her no existing active commercial
floorspace or no zone ercial land. Given the small populations

surrounding these centres,Yproximity of alternative centres and/or
constraints suchWas flooding, the Commercial and Industrial Study
identified no ne r commercially zoned land in these centres. The
centres are as f

L)

. (6] rbour (contains commercial zoned sites, however, there
IS ercial activity).
o ula (contains commercial zoned land with an old general
/ house but store appears unused)
lerton Cove
One Mile
Swan Bay
) Taylors Beach
o Wallalong

6.3.4 Special centres (Defence and Airport Related Employment
Zone (DAREZ) Business Park)

Williamtown contains the RAAF Base and Newcastle Airport. Aside from
the airport, there is presently no commercial or retail activity. There are
a couple of service stations nearby along Nelson Bay Road.
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The Wiliamtown Defence and Airport Related Employment Zone
(DAREZ Business Park) is zoned for a focused defence and airport
related employment area.

Market analysis conducted by Buchan (2009) estimates the initial 90 ha
of zoned land would translate into around 68 ha of effective land and
that the 68 ha would produce a total of 270,000 m2 of floorspace an

3,838 jobs.

The success of the DAREZ Business Park is closely linked t

A

contained growth of the Newcastle Airport. The NewcagtleWAirp
Master Plan (NAMP) sets out the management of the projecte C
across the site ensuring the integrity of the operatio e
Base.

The Master Plan indentifies 5 precincts (Apron geservejfPassenger
terminal reserve, Aerospace precincts (2), Busing@ss Park and Car

Parking).

The Business Park precinct proposes c rci offices and
associated limited retail facilities. cinCt has a capacity to
contribute a large component of emp lands to the LGA. The
implementation of both the NAMP and JDAREZ Strategy is consistent
with the identification of the areas as proposed employment lands
in the LHRS.

No additional employ of commercial lands are recommended

excluding the investigation as adjacent to the DAREZ Business Park.

These investigat areas are not located in the LHRS Green Corridor
which is locate e southern side of Cabbage Tree Road.

Additional d the Business Park may be required in the future.
The n ditional land required will be determined through
strate ment and review of the original DAREZ Strategy.

64 A dating more housing

The ment of Planning and Infrastructure has identified in the Lower
. gional Strategy 2006 the following new dwelling projections for Port

@:e es 3300
Urban infill 2000

New release areas 7200
Total dwellings 12,500

Included in the above are dwelling projections for the following centres:

Raymond Terrace 300
Nelson Bay (specialised centre) 1200
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While the LHRS provides projections for certain locations within the LGA, the
PSPS identifies in greater detail where this growth should occur.

The dwelling projections in the PSPS are estimates of a probable outcome,
and are not targets. The actual figures are affected by changes in economic,
social and environmental factors that influence land development and
market demand.

In addition, the following factors can affect the availability of land and e
to be taken into account:

o Reluctance on the part of some landowners to make land a
development.

o The potential dwelling numbers of existing zoned | ithin“some
areas often rely heavily on urban consolidation/infill bein ieved.
Examples of these areas include Nelson Bay and Raymond .

o Lead times in the rezoning and development of d, including the

oventi
re

provision of sufficient infrastructure.

o Impact of demographic trends and their ch me.

o The need to provide a spread of future, release in a range of
locations to provide location choice, t ice and competition.

o Impact of potential constraints on fut ase areas (eg. aircraft
noise, ecology, flooding, bushfire, infrastru€ture costs, fragmented land
ownership).

o Not all land identified within rowth areas will be developed for
urban uses.

The rezoning of land identified in new growth areas or the development

of existing zoned land V
industrial uses needs

ithin the infill growth areas for urban, commercial or

determine capability e yield

Based on t seven years’ average for dwelling approvals, it is
estimated tha welling demand will continue at an average rate of
340 hous multi-unit dwellings per year.

Figur, S there is a potential for an additional 7,772 dwellings to be

dev ed on existing residential zoned land in Port Stephens, eg. Vantage
; orlette, North Raymond Terrace (Kings Hill). However, this supply is
0 be lower due to the impact of possible development constraints
atified at the subdivision development stage. Further the figures are
icantly higher due to the new release area of Kings Hill being rezoned in

ecember 2010. Note that Figure 30 generally reflects the larger residential
zoned sites yet to be subdivided as opposed to general infill development on
smaller lots as indicated on Figure 31.
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Locality Dwellings
Kings Hill 4,500
Raymond Terrace — Heatherbrae -

Nelsons Plains 480

Rural West 0
Medowie 220
Karuah 124
Tilligerry — Lemon Tree Passage -

Mallabula — Tanilba Bay 201

Anna Bay - Boat Harbour -
Fishermans Bay - One Mile -

Shoal Bay - Fingal Bay

Nelson Bay

Salamander Bay — Corlette — Soldiers
Point — Taylors Beach

Rural East

Fern Bay - Fullerton Cove
Total

Figure 30: Estimated Residential Zoned Potential Dwelling Yields 20

6.4.1 Infill

234
40
169

2036 (sites awaiting subdivision)

Infill areas include redévelopment within established urban areas. This

redevelopment &
such as the dey
residential flat
scale subdivisi

esidential use.

ort Stephens.

. New
el Dwellings
Kings Hill 0
Raymond Terrace — Heatherbrae -

. 800
Nelsons Plains
Rural West 70
Medowie 63
Karuah 100
Tilligerry - Lemon Tree Passage -
Mallabula - Oyster Cove - Tanilba 200
Bay
Anna Bay - Boat Harbour - 150
Fishermans Bay - One Mile

Port Stephens Planning Strategy 2011 - 2036

ay take the*form of an increase in residential density,
elopment of villas, townhouses, senior living or
gs. Infill redevelopment can also include small
dreviously undeveloped land within the existing
reuse of land from another land use, such as
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Shoal Bay - Fingal Bay 150

Nelson Bay 600
Salamander Bay - Corlette - 230
Soldiers Point - Taylors Beach

Rural East 50

Fern Bay - Fullerton Cove 42

Figure 31: Estimated Potential Infill Dwelling Yields. %
6.4.2 New Release Q

New Release or Greenfield Release Areas refers to ne urban

development at the fringe of existing urban areas. By definifion, they
involve an expansion of the residential areas i land” previously
occupied by rural or other non urban land uses.

Port Stephens LGA is highly constrained ernt' | development
due to environmental factors, fl i andhy aircraft noise. It is
important that any areas with urba al be protected from
premature development which mayWQaffect that land’s urban
development in the mediumyto long . Council’s resolution on the

25th August 2009 to support
town is important because it
land at Wallalong as
appropriate. It is critic
or rural residential develop
interim.

identification of Wallalong as a new
an intention to develop new urban
sify the existing development, as
remature development such as large lot
nt does not occur at Wallalong in the

It is estimated cluding the Wallalong Potential Urban Release

Area, the t | supply for residential land in Port Stephens over the
perio 036 will be 13,241 dwellings. The spatial distribution of
this own in Figure 32. This figure assumes all prospective
rel eds are rezoned. It also assumes that the forecast estimates

n in existing urban areas will be achieved. Based on these
s being constructed over this period, this would result in an
verage dwelling gain of 520 dwellings per annum.

Given that the current average annual (7 year) demand is expected
to continue to be in the order of 560 dwellings per annum, this supply is
not considered to be sufficient. However, the availability of additional
dwellings within the Potential Urban Release Area and new release
areas means that additional land stocks are available to be brought
forward to make up for the shortfall in demand. Total land supply for
residential land could increase from 13,241 to 14,441 by simply utilising
land set aside as Wallalong Potential Urban Release Area which would
increase the average dwelling gain from 520 to 568.
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Figure 32: Summary of Potential Dwelling Yields

Development New e Average
AREA Priority P Release Duration iel 9
Type S Density
Timing
E?Ill))/mond Terrace North (Kings 1 New town 2014 > 4.500 15+
Raymond Terrace - Infill
Heatherbrae - Nelsons Plains ! New Release 1,280 10-15
Rural West 2 Infill 70 N/A
Medowie 1 Infill 2,704 15+
New Release
Karuah 2 Intil 2012 25-30 years 474 10+
New Releas
Tilligerry - Lemon Tree Passage - Irafill
Mallabula - Tanilba Bay 2 15 | 15-25years >%6 12
Anna Bay 2012 15 years 440 10-15
Shoal Bay - Fingal Bay 2010 15 years 190 12
Nelson Bay 2010 25 years 769 15+
Salamander Bay - Corlette - 2013 10 vears 265 12 -15
Soldiers Point - Taylors Beach Y
Rural East Infill N/A 25 years 50 N/A
Fern Bay - Fullerton Cove Newlsﬁlllease 2010 | 15- 20 years 1438 10- 12
TOTAL 13,241
Wallalong Potential Urb 3 NewRelease  N/A 20 - 25 1,200 N/A
Release Area
TOTAL 14,441
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6.4.3 Densities

The PSPS seeks to facilitate the provision of a diversity of housing in the
LGA. Higher densities are planned close to centres, with lower densities
located further away. Most of the LGA's residential areas will remain

low density, and mainly detached housing.

The existing Port Stephens LEP 2000 includes details of the per

maximum densities in residential zones as follows:

sib

Housing type Zone Precinct Min. site area Floor space Max
per dwelling ratio h
Dwelling house | 2 (a), 2 (c) Unspecified 500 m2 0.5:1 9Im
areas
2@ Hill Tops 600 m2 0.5:1 9
Dual occupancy| 2 (a) Unspecified 300 m2 0:5:1 8
housing areas
2(c) Unspecified 250 m2
areas
2 (& Upper Slopes 500 m2
2(a),2(c) Foreshore and 300 m2
Lower Slopes
2(@),2(c) Town Centre 250 m2
Edge, Town
Centre
Housing,
Wahgunyah
Neighbourhood |
Urban housing 2 (& Upper Slopes 0.5:1 8m
2 (a) Unspecifi 0.5:1 8m
areas
2(a) Foreshore an 300 m2 0.5:1 8m
ower Slopes
2 (@) Centre 250 m2 0.5:1 8m
ah
k eighbourhood
2(c) entre 150 m2 1.8:1 15m
2(c) . |dForeshore, 150 m2 1.8:1 15m

Unspecified
areas

Mixed

dwellings meet minimum acceptable standards.
ntion is to be provided to managing the transitional areas between
higher density and standard residential (detached dwellings) areas.

residential/commercial

development

is encouraged

contains provisions to ensure that the amenity of existing and

Particular

in all

centres. This will further diversity housing options and increase activity
levels in the centres.

A number of localities have additional “locality provisions” in the DCP
which apply to medium density housing. These provisions aim to
locality and
development is consistent with a desired local character.

achieve
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The PSPS encourages medium density housing areas be located in the
immediate vicinity of the regional centre of Raymond Terrace and in all
the town and village centres providing retail, commercial and
community services and facilities to support medium and higher
density residential development. Further, if higher and medium density
housing is provided as part of mixed use development in the centres, it
can increase the centres' vitality and adaptability.

A number of principles have been developed to guide the locati
medium density housing areas:

1. Residential densities should be highest near the c

developments, townhouses, small lot housin
and dual occupancy, should be generally wi

- Five minute walk (400m) of a

- Five minute walk (400m) with frequent
services to major centre
- Ten minute walk (800m) o gional centre (Raymond
Terrace) and the town centres, or
3. Selected area of hig menity area of suitable topography
for such developme h adequate social and physical
infrastructure a an table level of visual or amenity
impact.
4, Not identified on a Fl Planning Area map.
5. Not adve affected by aircraft noise.
6. Not adv impacted by sea level rise.
The abov [ will provide the guidance to implement the new
residential esin the new Principal LEP. However, they are principles
and wi to be considered in the context of the existing
to and built environment for each locality when allocating
ne . It is noted that some of the existing medium density would

e to meet the principles and may currently experience limited
ss to services or adverse development constraints (eg flooding).

The density of development of Manufactured Home Vilages
effectively makes them a form of medium density housing. As a result,
they should, where practicable, be located according to the above
principles. As manufactured homes provide affordable housing, and
often contain residents on low incomes they should be located where
residents have good access to services and not in isolated locations.

6.4.4 Rural Residential

Figure 33 shows that the current number of rural residential lots (3933) is
extensive. The Rural Lands Study found there are a relatively low
number of vacant rural residential lots within the 1(c) zone lots (122
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lots). In addition, there are also existing rural-residential lots and uses
within 1(a) Rural zone.

All areas of the LGA have experienced a decline or very low numbers
of dwelling approvals on rural residential lots over the past 10 years.
Dwelling approvals on 1(c) zoned lots have been consistently declining
over the last 10 years, from 80 dwellings in 1999 to 30 dwellings in 2008.

Rural residential development is usually less energy and res

in an LGA with a dwindling supply of potential urba
acknowledged there may be merit for limited, rela
extension of exiting rural residential development Wwhere there is no
adverse impact on either future land use c ies\or infrastructure.
Excluding these potential minor extensions the

significant additional releases of rural residentiallo

Accordingly, the development of additi rural residential lots at
Wallalong is not supported by the PSPS due to its Potential Urban
Release Area status.

Locality No*Rural 1(c) Vacant
s (% total 1(c) lots
rural land use)
139 (40.4) 3
908 (52.9) 7
160 (58.3) 0
1,403 (87.4) 90
1,323 (40.9) 22
Woodyville)
Total 3,933 122

ing Rural Residential Lots
ral Lands study

Employment/ Industrial

Port Stephens is a major supplier of industrial land in the Lower Hunter. The
PSPS aims to ensure that there is a sufficient supply of a diversity of industrial
land to meet market demand.

In addition, RAAF Base Wiliamtown is a major employer, and many businesses
in the LGA rely on its ongoing operation. From an economic perspective, it is
important that the RAAF Base continue to perform a major defence role, and
that planning strategies facilitate this activity.
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6.5.1 General Industrial (including Port)

Tomago and Heatherbrae are the two most important suppliers of
general industrial land catering for needs other than servicing the local
population.

These two areas are located close to the Port and it is essential the
provided with adequate infrastructure to enable unimpede
development consistent with planning requirements. In
transport access and the major road system must be free
major destinations and markets.

Tomago

Due to its isolation from residential areas this in
suitable for heavy industrial uses. An importaat i
and improving transport access, especially Tomag

strial a is very
il be maintaining

Floorspace demand is forecast toginctease around 65,000 m2
between 2009 and 2031 in the TDC b rio, and 280,000 m2 in
the adjusted scenario. The latter takes account regional industry
trends, evidence of business develo nt in the local area, and
strategic drivers, which all indicate that Tomago has strong growth
prospects.

The gap analysis, whi es not include the land rezoned by the

Major Development SEPP, shews that there is sufficient zoned land to
accommodate t demand, assuming that large parcels of currently
vacant land c bdivided.

Heatherbr
Floorspa and is forecast to increase by around 13,000 m2
be 2009 and 2031 in the TDC based scenario and 18,000 m2 in

d scenario. There is sufficient zoned land to accommodate

and. However, a large share of the available land is not

urrently subdivided. The true capacity of this precinct will depend on
ether large parcels of currently vacant land can be subdivided.

This precinct is some distance from residential areas (important to
prevent interaction between incompatible uses) and has large lots.

Heatherbrae has been identified in the PSPS as an Enterprise Corridor.
As part of the Raymond Terrace/Heatherbrae Growth Strategy the
area will be reviewed for future likely demand for employment which
will have specific locational requirements to support strong growth. In
the first instance, Heatherbrae will be investigated for bulky goods
retaiing in the LGA with additional economic analysis currently
underway as part of the sub-strategy. The RTA has recently confirmed
the final location of the Heatherbrae bypass which is timely given the
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commencement of the Growth Strategy. It is important to ensure the
role of Heatherbrae is strengthened and provides a positive
contribution to the Primary Growth Corridor of the LGA.

6.5.2 Local Industrial Areas
Local industrial areas provide essential services for the local populatio

as well as employment. The PSPS seeks to safeguard their role and_t
ensure they are protected from incompatible land uses.

The analysis undertaken in the Commercial and Industrial
indicates that there is sufficient zoned land to accommoda’
demand in most industrial precincts. However, a lar
available land in some precincts is not subdivided. The vi each
precinct will depend on whether large parcels of currently nt land
can be subdivided and serviced and at what cost.

Salamander Bay Industrial

There is around 39,000 m2 of floorspa o 0 "ha,“and demand is
forecast to increase by around 3,500 t n 2009 and 2031. This
means there will be a shortage of supp the longer term under both
supply scenarios.

This excess demand could ially be accommodated within the
Taylors Beach precinctiHow , this precinct is further from the urban
areas on the northern {ipfef the Tomaree Peninsula where significant
population growth is anticip

Taylors Beach | ial

There is 3 floorspace and 3 ha of zoned land. Demand is
forec t crease by around 6,500 m2 between 2009 and 2031.
There_is capacity to accommodate this floorspace however a

lar

=

f the available land is not currently subdivided.

there is some existing bulky goods retailing activity in this
eginct, the findings of the Commercial and Industrial Land Study
est that there is no need for such premises to be located in
industrial areas within Port Stephens LGA. Additionally, there appear to
be significant office components of some recently constructed
buildings in this precinct. Office development should only be permitted
where it is truly ancillary to industry. It is important to restrict office
activities to centres rather than industrial precincts, because to do
otherwise would undermine the functioning of centres.

Lemon Tree Industrial

There is around 6600 m2 of floorspace on 6 ha of zoned land. Demand
is forecast to increase by around 1,000 m2 between 2009 and 2031 in
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6.6

this precinct and can be accommodated under current controls and
land use patterns.

Medowie Industrial

There is about 6800 m2 of floorspace on 7.3 ha of zoned land. In line
with the employment projections for the types of industries currentl
occupying the Medowie industrial precinct, floorspace demand i
forecast to fall over the longer term. However, demand is likely
higher than suggested by these forecasts as a result of the significa

amount of new urban development planned in the af€a
Medowie Strategy identifies a potential 6.6 ha industrial Q

should be sufficient to cater for additional demand.
Other Industrial

Two lots of industrial zoned land on RichardsoniRoad, Raymond
Terrace, just to the west of the Pacific Hi should not be
ial Yan

expanded. The area is close to residen d es which limit
activities which could take place on site.
Oyster Cove hosts marine related activi ipally boat making and
repairs, and the industrial zoned area doesnot need to be expanded.

There are three precincts of ned industrial land which are used
solely for the purpose ofioyste ing. These are located near Karuah,

Lemon Tree Passage andSoldiers Point. These areas are unlikely to
need expansion.

Rural

Note: Rural resid opment is addressed in Section 6.4.4 above.

6.6. \ duction
Th ands Study has identified that the economic output of the

a' A’ ral activities is relatively low. However, it still is an important
6 ibutor to the local economy and may become more important as
g

ht costs rise and local production of food assumes a higher priority.

The PSPS supports strategies to:

) Ensure that current and future agriculture is not compromised by
the fragmentation of rural land

) Encourage sustainable agricultural production by maintaining
and enhancing the natural resource base

o Encourage a wide range of agricultural and other

complementary rural uses such as tourism which have regard to
environmental impact

) Ensure that there is adequate transport infrastructure to transport
the commodities produced in the LGA to markets.
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6.6.2 Landscape

Port Stephens has scenic rural landscapes, characterised by coastal
plains, river valleys, forests, wetlands and wooded ridgelines. These
landscapes contribute greatly to local identity and to the
attractiveness of the area for residents and tourists.

The PSPS seeks to focus development in defined areas and to pr
the scenic qualities of the coast, waterways and rural areas|fro
inappropriate development.

6.7 Conservation Areas

The LHRCP establishes a strong foundation for environmen nsgrvation

priorities in the LGA. This foundation is complemented by large a of land
which are held in the reserve system or have other statut protection, such
as the extensive areas of SEPP 14 wetlands.

The work undertaken in producing the PSPS s an) action of the
Integrated Strategic Plan Council Delivery t ine the accuracy of
the information relating to the status and valte, o biodiversity in the LGA,

in order to ensure that the best possible information is used in zoning and
development approval decision making.

The use of the Port Stephens Conse Assessment Tool (CAT) provides an
integrated and consistent a achfto Council’s environmental information
holdings and is strongly supporte

6.7.1 Green Catrtidor

The Wata ton Green Corridor is one of the most important

elemeants RS and LHRCP. It affects large areas of the LGA. PSPS

is bas uring development does not adversely affect the

Gre idor. At the same time, it is recognised that the boundaries

for(i t een Corridor may require further interpretation and
ju nt as more detailed local information becomes available.

r corridors which link areas of conservation significance and the
Green Corridor should be identified and protected. The goal should be
a network of priority conservation areas and corridors which are viable
over the long term, throughout the LGA.

6.7.2 National Park Estate

The land in the National Park Estate is one of the LGA’s most valuable
assets. It is a major tourist attractor. These lands form much of the
Green Corridor and also include other lands of regional significance.
The PSPS seeks to ensure that urban development is consistent with
sound management of these environmental assets.
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6.7.3 Port Stephens Great Lakes Marine Park

The PSPS recognises the development considerations which are
contained in the Marine Parks Act. The Strategy seeks to encourage
urban development which is consistent with the objectives of the Act
and the Port Stephens Great Lakes Marine Park Management Plan.

6.7.4 Port Stephens Comprehensive Koala Plan Of Manage

The PSPS seeks to direct development away from im
koala habitat and to encourage development forms whi

the potential of successful co-existence of k@alas and huma
settlement.
6.8 Transport \

Due to the dispersed nature of the develop t e LGA, economic and
social activity is very dependent on good transport links. The PSPS seeks to
reinforce centres and to intensify theresidenti evelopment which surrounds
them, as a means of reducing de nce of the private motor vehicle to
access goods and services. More i e centres will also assist the viability

of the public transport system

6.8.1 Roads
The PSPS recogd @ gat the major road system of the LGA requires
investmen e needs of economic and residential growth.

t a
Prioritie r ment are:

o n Bay Road from Stockton to Nelson Bay
plication of the Tourle Street Bridge (in Newcastle LGA)
Tomago Road/ Cabbage Tree Road from Tomago to
Williamtown

) The extension of the F3 to Heatherbrae

o The New England Highway from Industrial Drive to the Hexham
Bridge

o The Fingal Bay Link Road.

All of these links are of regional, and in some cases State, signhificance
because they provide access to the Tomago industrial area, the
Regional Airport at Wiliamtown, Wiliamtown Airbase, the North Coast
and the tourism areas of Port Stephens.

It is expected that Nelson Bay Road (under the responsibility of the
Roads and Traffic Authority), in response to growing traffic volumes, will

Port Stephens Planning Strategy 2011 - 2036 90



eventually become a dual carriageway along its total length between
Nelson Bay and Newcastle. However, funding and timing is unknown.

Road infrastructure improvements within urban areas should recognise
that while road systems provide for the conveyance of motor vehicles,
they should not adversely affect the amenity, and social and
economic vitality, of urban areas. Accordingly, vehicle speeds an
volumes should be managed to reflect the character and nature o
the surrounding urban area.

6.8.2 Freight

Efficient freight movement is a prerequisite for he
economic benefits of employment lands, such asp) Tomago, and
Heatherbrae. Heavy vehicle movements should be dire to non
residential streets, and road conditions along fréight routes should
reflect the economic contribution of these the Local, State
and National economies. Currently all freight tinto the LGA is
by road. Some freight is received via the town) airport but it is
then dispatched to its final destination byyroadalhat is'why an efficient
road system is so important to the LG

The Wiliamtown airport will increase itsgole as a freight hub, and as this
develops freight traffic Wi|:&t0 e monitored to ensure that

adequate transport infrastruc available.

As Tomago and the @irpert develop, rail freight may be a viable
alternative for the LGA. Needs for rail freight and opportunities to
obtain rail accessshould be closely monitored.

6.8.3 Public T @

Publictransport in Port Stephens is mainly road based. The PSPS seeks to
impr iability and convenience of public transport by
[ e intensity of development around centres. It is important
shelters and other infrastructure such as pathways are
at major bus stops in order to improve the “public transport
rience” for users.

Employment areas, such as Tomago and Wiliamtown should be
catered for by regular bus services.

Raymond Terrace will continue to develop as an interchange point
between local and commuter bus routes in addition to longer distance

services.

6.8.4 Pedestrian and Cyclist

Centres should be supported by well developed pedestrian and cyclist
infrastructure, including shared pathways. Where possible off road
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cycleways should be provided and the needs of recreational and
commuter users considered.

By increasing housing densities near centres more people will be able
to walk or cycle to services.

6.8.5 Airport

Newcastle Airport has undergone considerable expansion over tV@Q
n

decade. It now handles over one million passengers each year. Th
ready access to major cities and regional centres it pro %

opportunity to increase the attractiveness of the LGA to busi

tourists.
The PSPS supports the ongoing development of the airp nd the
development of airport related employment, palticularly”at DAREZ

Business Park. It is important that frequent public gransport is provided at

the airport to major destinations in the LGA and, e ere in the Lower
Hunter.

6.8.6 Rail

Future improvements to the Sydney to 8usbane rail corridor - to reduce
travel times, increase capa and improve accessibility to current
and future growth areas al e north coast — could include the

construction of a corridogthro the Port Stephens LGA.

irport Economic Opportunities Study (2003) identified
rail corridor improvements (Figure 34).

The Newcastle
two opportunities

a rail corridor would depend on: cost benefit
avourable reduction in travel times and increased
reight efficiencies between Sydney and Brisbane;
g term rail fuel and haulage costs against road and air
and haulage costs; future growth and role of Williamtown
d, future growth of coastal areas between Newcastle and
Improvements to the Sydney to Brisbane rail corridor
Sistent with the above would increase rail transport accessibility for
e entire LGA.

The employment lands of Tomago and Wiliamtown combined with the
airport will bring freight and airport passengers from the region and
further afield and generate the need for regional planning of transport
routes. Council will be advocating to the State government to pursue
the feasibility study and specifically consider the option of a direct link
from the airport to Newcastle City as well as include the appropriate
option in the LHRS.
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6. Strategic Direction

POSSIBLE NEW RAIL ROUTES

e Kings Hil
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Figure 34: Possible New Rail Routes
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7.

Implementation

A sound land use policy framework for Port Stephens is required to effectively
implement the PSPS. A suite of documents are already utilised by Council in
accordance with the provisions of the Environmental Planning and
Assessment Act, 1979. Some of these documents will need to be reviewed t
meet the changes required by the introduction of the Standard Tem e
Local Environmental Plan as well as ensuring facilitation off t
implementation of the PSPS. Council has previously commenced
several place based strategies which provide more specific de
areas identified for growth in both the LHRS and PSPS.
framework has the following elements:

7.1  Additional Sub-strategies

Sub-strategies will continue to be developed and r areas identified
for growth. These strategies provide additiona guidance to
manage growth. As each sub-strategy is complete il be updated
via the inclusion of the relevant map in Ap er to Appendix 2 for a
list of sub-strategies adopted or under develo
7.2 A New Principal Local Envigonment

Local Environmental Plans (L ar tegral element of the current NSW
Planning system. Although p red” by local councils, LEP's are required to
be made by the Minister of Planni

As part of the NSW P
prepare a new LER
Environmental PI

ling Reform Agenda, all councils are required to
@ omply with the Standard Instrument (Local
er2006. The Principal LEP is currently being prepared

(2011/2012).
73 A elopment Control Plan (DCP)
The ¢ 2007 will need to be updated to respond to consequential

5 a result of the Principal LEP. In the development of the DCP to
t the Principal LEP it is timely to undertake a general review and
ate to ensure the controls remain robust.

New Developer Contributions Plans

The current Section 94 and Section 94A Developer Contributions Plans will be
reviewed to respond to the planned growth outlined in the PSPS. These plans
should be prepared by Council by the time the Principal LEP comes into
force.

Port Stephens Planning Strategy 2011 - 2036 94



Land Identified For Development

Planning proposals will need to be consistent with the LHRS and the PSPS. The
proposals will need to be prepared in accordance with the provisions of the
Environmental Planning and Assessment Act, 1979 and the DoPI Local Plan
Making Guide as well as requirements of other relevant State Agencies and
Council. Refer to Appendix 3 for additional detail.

7.5 Land Not Identified For Development

Land not identified for development in either the LHRS, PSPS or i
the Green Corridor is unlikely to be supported by Council. Itis
that minor rezoning proposals, which on an LGA wide scale
inconsequential may be considered in the context of mini
the establish commercial hierarchy, residential and employment

and growth foot prints.
7.6  Council Delivery Program \

The Integrated Strategic Plan will provide tt e implementation of
the PSPS. Specifically the Council Delivery Pr provide the avenue to
source funding and progress projects to facCilitate sustainable planning
outcomes. An example is the @®aymon rrace/Heatherbrae Growth
Strategy which wiill provide strong di ign for these areas.

7.7 Economic Developm Strategy

The Economic Development Strategy will continue to be utilised to facilitate

economic growth for rea. The PSPS has included components of the
identified relevant act ich support and progress economic stimulus.
7.8 @orities

The Convgrsati sessment Tool (CAT) will continue to be enhanced as new
omes available through both the development assessment
processes. Council has also commenced work on the
)n of significant ecological corridors for flora and fauna which
e protected from urban development. This work will also be added
CAT.

Review and Monitoring

The PSPS has been developed using the best available data. Some data is
more recent than others and some has a timeframe limit in keeping with the
previous Strategy ie ends at 2031 rather than 2036. In keeping with sound
planning practice the PSPS will be monitored and updated, if necessary, at 5
year intervals.

The Census was conducted in August 2011. These figures are not currently
available. Once the figures are released the new data will be reviewed and
should any significant trends alter or new issues emerge the new information
will be included into the PSPS.
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Centre Type

Name

Facilities Expected

Facilities Available

REGIONAL Raymond Concentration of business, The major centre in the LGA as well
CENTRE Terrace higher order retailing, as the major transport hub.
employment and
professional services. Hosts 34 % of all retail trade, almost
60 % of financial, insurance,
Civic functions and professional, and scientific and Raymond Terrace.
facilities. technical services; and 80 % of
public administration and safety look is an underutilised asset.
Focal point of subregional floor space.
road and transport to major transport link: Pacific Highway.
networks that may serve a Is the location for Raymo
number of districts. Court House, the Local Are Council has influence over development due to the
Command and members of h ownership of two large sites (ie. land opposite police
High school and higher State and Federal Parliam station and sporting fields).
education facilities.
Hunter River a ang High There is significant underutilised land in Raymond
School Terrace which can be put to a more intensive use.
Major sporting, facilities (ie. Kings
ark Sporting mplex) and skate
rk.
SPECIALISED Salamander Regionally significant alone shopping centre that Expansion of centre is restricted by environmental
CENTRE Bay economic activity an contains supermarkets, a discount constraints, notably the wetlands to the west.

employment.

department store and over 80
speciality shops.

District library /community centre.

Tomaree High School and large
private school nearby.

Serves the relatively large
catchment of the Tomaree
Peninsula.

Retailing demand will increase with the increase in the
surrounding population.

Council owns 11ha of land in the centre that has
development potential.
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Appendix 1 Centres Hierarchy

Centre Type Name Facilities Expected Facilities Available
Williamtown Regionally significant Anchored by RAAF Base and
economic activity and Newcastle Airport.

employment.
Defence and Airport Related

Employment Zone (DAREZ Business
Park) is expected to create almost

4,000 jobs.
Nelson Bay Shopping and business Main broad based centre servici rds expansion is constrained by the Tomaree
TOWN centre for the district. the Tomaree Peninsula and | Park and the Port Stephens waterway.
CENTRES specialised tourism centre.
Health and professional seasonal nature of the tourism industry makes it
services. Tourism Information Cen ifficult to tailor supply and demand. In addition to
placing pressure on infrastructure over the summer
Medium and higher density | Marina and large hospitality period.
residential. industry.
Low average commercial floor space ratio across the
Tomaree Com i ospital. centre, which is due to the large number of open air

car parks.
Highes idential densities in the
LGA. Increasing intensification as a result of medium density
residential buildings.

olice Station (Not 24hrs).
Potential to expand the water based and tourism
ation industry.

aree Sports Complex. Nelson Bay has a picturesque natural setting that draws
residents and tourists to the LGA.
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Appendix 1 Centres Hierarchy

Centre Type Name Facilities Expected Facilities Available Challenges/ Opportuniti
Tanilba Bay Shopping and business Main service centre for the Tilligerry | Flood prone a tally significant land limits
centre for the Tilligerry Peninsula. expansio
Peninsula.
Supermarket and eight speciality Adjac s are affected by activities at Salt Ash Air
Medical and professional stores. AAWR).
services.
General practice and optometrist. ntial expansion is underway.
Medium density residential.
Low residential densities. f high heritage value.
Tanilba Bay Primary School.
Community Hall.
Mallabula Sporting Compl
Rural Fire Stati
Anna Bay Commercial centre for Local convenience shops for the Tourism gateway to the Stockton Sand Dunes and surf

local catch
permarket.

Anna Bay and the
adjacent area.

t, including a small

Medical and professional
services.

acy and doctors.

a Bay Public Primary School.
Medium density Yesid
Anna Bay/Birubi Point Hall.

Rural Fire Station.

beaches.

Anna Bay Town Plan and Strategy will
direct new development.

Almost surrounded by areas of environmental
significance/ National Parks.
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Appendix 1 Centres Hierarchy

Centre Type Name Facilities Expected Facilities Available Challenges/ Opportuniti
Medowie Shopping and business A supermarket, speciality shops and | Flood prone, & i d environmentally
centre for Medowie and hotel. significal
the surrounding area.
This centre also holds a number of Grahamstown Dam limits development to the west.
Medical and professional shopping/personal services that
services. serve the local population. Sal s Range (SAWR) limits development to
Medium density residential. | Pharmacy, psychologist, etc.
division into rural small holdings has created a
ted subdivision pattern making more intensive
Medowie Community Centre velopment difficult.
Rural Fire Station. Economic flow on effects from RAAF Base.
Sporting ovals and tennis cou Medowie Strategy will direct new development.
Lack of public transport.
North Shopping and business Not ye elo Aircraft noise affected area designated as the town
Raymond centre for the Kings Hill centre.

Terrace/ Kings
Hill

urban release area.

Medical and professional
services.

Medium density reside

Sufficient lan

(¢}

s been zoned for

ommercial, community and mixed

permit the development of a

Development at Kings Hill should be limited to that
which serves the immediate population so as not to
undermine the role of Raymond Terrace.

Proximity to the Regional Centre of Raymond Terrace
will facilitate and encourage development.

Comprehensive planning and co-ordination is being
undertaken for Kings Hill.
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Centre Type Name Facilities Expected Facilities Available
VILLAGE Shoal Bay A strip or cluster of shops in | Significant tourist accommodation
CENTRES a mostly residential areato | and related services.
meet the basic needs of
residents and workers. Small grocery store, bakery,
newsagent, to cater for day to day
needs.
Medical centre that provides ba phens water body and environmentally
GP medical services. nt areas/National Park.
Karuah A strip or cluster of shops in General store, takeawaysho he commercial centre is still repositioning following a
a mostly residential areato | café, etc. loss of passing traffic when the Pacific Highway was
meet the basic needs of upgraded.
residents and workers. GP medical seyvices.
There is considerable potential to expand residential
Police Station. development.
Rural Fi atio Relaxed natural setting and good access to the Port
Stephens water body.
Community tre
Limited residential demand.
Karuah Growth Strategy will direct development.
Salamander A strip or cluster of shops.i rocer/supermarket, specialist | Centre will continue to provide day to day needs, while
Bay (Randall a mostly residential ar s and services Salamander Bay specialised centre will continue to
Avenue) meet the basic ds provide higher order services.

residents and work

Much smaller centre than Karuah
and Shoal Bay.

Flat land nearby provides a good walkable catchment
for local convenience purchases.

Some intensification of the neighbourhood is occurring.
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Appendix 1 Centres Hierarchy

Centre Type

Name

Facilities Expected

Facilities Available

Raymond
Terrace (Lake
Side)

A strip or cluster of shops in
a mostly residential area to
meet the basic needs of
residents and workers.

Small grocery store, takeaway
outlet. and personal services

Lakeside Leisure Centre nearby.
Irrawang High School nearby.

Much smaller centre than Karual
and Shoal Bay.

SMALLER
VILLAGE
CENTRES

Soldiers Point

A strip or cluster of shops in
a mostly residential area
with a smaller range of
products or services and a
smaller catchment than a
village centre.

Cluster of shops, including a
beautician, real estate
store.

Limited GP medical servic
Rural Fire Stati Y.
Soldier int Ca@mmunity Hall.

A number of vacant shops.

Some intensification of the neighbourhood is occurring.

Lemon Tree
Passage

A strip or cluster of shops in
a mostly residential area
with a smaller range of
products or services and

eneral store, take away outlets,

Police Station nearby (Not 24
hours).

Rural Fire Station nearby.

Mallabula Community Centre.

Centre provides the day to day needs of residents.

Family tourism role, highly seasonal.
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Appendix 1 Centres Hierarchy

Centre Type Name Facilities Expected Facilities Available
Salt Ash A strip or cluster of shops in Hardware shop, bakery, bottle shop
a mostly residential area and fruit shop.

with a smaller range of
products or services and a Salt Ash Community Hall nearby.
smaller catchment than a
village centre. lation

h extends the catchment
centre.

Fingal Bay A strip or cluster of shops in General store and take away
a mostly residential area outlets.

with a smaller range of
products or services and a
smaller catchment than a
vilage centre.

evelopment is constrained by Tomaree National Park.
Tourists provide an additional market for businesses.

High seasonality of tourism.

Nelson Bay A strip or cluster of shops in Small super et, liquor store, The centre serves a neighbourhood catchment, with a
(Austral St and | a mostly residential area ersonal services, butcher, baker small amount of passing trade.

Armadale with a smaller range of take-away outlet.
Ave) products or services and a
smaller catchment than a
vilage centre.

The surrounding area is slowly intensifying.

Tourists provide an additional market for businesses.
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Centre Type

Name

Facilities Expected

Facilities Available

Fern Bay A strip or cluster of shops in A general store and café.

a mostly residential area

with a smaller range of

products or services and a

smaller catchment than a

vilage centre.

onsiderable passing trade on Nelson Bay Road.

Corlette A strip or cluster of shops in General store, tician, Only limited growth is expected in this area, and

a mostly residential area restaur and are. increased retail and service demand is likely to be

with a smaller range of satisfied by the larger centres of Salamander and

products or services and a Nelson Bay.

smaller catchment than a

village centre.
Hinton, A strip or cluster of sh ICtoria Hotel, Hinton. All these three centres are located in the Rural West
Woodville and | a mostly residentialar and are surrounded by rural lifestyle properties.
Seaham with a smaller rangejef General stores, newsagents and

products or s and a
smaller catc na
vilage c e.

some retail.

Community halls at Hinton and
Seaham

Dispersed nature of these properties means that the
catchment population is limited, and this limits the
amount of trade.

The towns are picturesque and/or have historic
character.

The Hinton Heritage Conservation Area extends over
the main residential area. To ensure the continued
protection of the village and rural residential character
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Appendix 1 Centres Hierarchy

Centre Type Name Facilities Expected

Facilities Available

Fullerton Cove | remote location.
One Mile
Swan Bay
Taylors Beach
Wallalong

Boat Harbour A multi-purpose shop with a
Mallabula very small catchment or

Nil local services

mechanisms s i tification of additional
potenti land which acts as a barrier to
reside lg

Limited intensification options
Inability to attract basic services ie. general store.
Picturesque areas.

Generally isolated from other settlements.

Appendix 1: Details of Port Stephens LGA Centres.

Note: The Facilities Available column is to provide a general under

change.

at facilities are available in each centre and is therefore only a snap shot in time as they will likely
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Appendix 2 Sub-strategies

Port Stephens Planning Strategy — sub strategies

Name Status
Anna Bay Strategy Adopted by Council
and Town Plan 16 December 2008.

Karuah Growth Strategy Adopted by Council
20 December 2011.
Medowie Strategy Adopted by Council
24 March 2009.
Nelson Bay Town Centre and

Foreshore Strategy Draft Strategy 20
Raymond Terrace/Heatherbrae Stage 1 traffic a ing study
Growth Strategy completed ing011.NStage 2’ commenced.

\&
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Appendix 3 Future Growth Areas

Port Stephens Planning Strategy — Growth Areas

Map Suburb

Map 1 Anna Bay

Map 2 Fern Bay - Fullerton Cove

Map 3 Heatherbrae -Tomago

Map 4 Karuah

Map 5 Medowie

Map 6 North Raymond Terrace (Kings Hill) - Raymond Terrace
Map 7 Soldiers Point

Map 8 Taylors Beach

Map 9 Tilligerry — Lemon Tree Passage

Map 10 Tomaree - Shoal Bay — Corlette — Nelson Bay
Map 11 Wallalong

Sh
N

\&
%,
<
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Appendix 3 Future Growth Areas

Map 1
LEGEND
15G 561
- Residential
1 Potential Future Residental
Potential Future Large Lot Residential
Potential Future Employment Lands
|:: ::: Irfill Area (400m catchment)
Planning Strategy 2011
ANNA BAY/! FISHERMANS
BAY
SHEET LOCALITY
FF: NS
B

Anna Bay

Identified in the Lower Hunter Regio tratégy — urban expansion.

Land use will be guided byghe Anna Strategy and Town Plan (2008). Note
above Map reflects the ado Anna Bay Strategy and Town Plan Map on page

27 of that Strategy.

Opportunities existfor j ing existing densities to maximise access to existing
infrastructure. Deve nstraints include:

Flood Prone

ation and staging of development

Fis ans Bay was not identified like Anna Bay in the Lower Hunter Regional
tegy, however, there is a large land holding which is currently zoned residential
that has been included in the potential dwelling yields.

Timing: 2012 for approximately 15-20 years.

Infill residential/commercial potential: 150 dwellings.
Residential zoned land (green field) potential 234 dwellings.
Potential residential: 56 dwellings.

Estimated yield: 10 - 12 dwellings/ha.
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Appendix 3 Future Growth Areas

Map 2

FULLERTON
15G 5611 Cove

- Planning Strategy 2011

LEGEND

Residantial
#*
L) 3 Infill Area {400m catchment)
wa®

Fern Bay - Fullerton Cove

A predominantly rural area, with a s township at Fern Bay, located on the
southern boundary of the LGA. Opportunities exist for increasing densities to

maximise access to existing infrastructure.

Additional commercial zonec is required.

Development constrain e:

Ecological co
Bush Fire Pro
Acid Sul
Flood P

stal Hazards
Ti : 2010 for approximately 15-20 years

residential potential 42 dwellings.
Residential zoned land (green field) potential 1,396 dwellings.
Estimated yield 10-12 dwellings/ha
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Map 3

LEGEND
e Emplayment Lands

Mote: Growth foatprint reflects current Employment Lands

Planning tegy 2011
EATHERBRAE

(Magor Deveiopment) 2005
Tomago Industrisl Land Zoring Mag.

Tomago and Heatherbrae are both identified i ower Hunter Regional Strategy and are
both within the Primary Growth Corridor ok the

Heatherbrae
Heatherbrae is identified as an
was finalised by Roads and Traffi
area will be reviewed as part of
Floor space demand is foreee
the Transport DataCen
Currently there is suffici
identified as the k

facilitated by thefde

erprise Corridor. The bypass road location for Heatherbrae
thority in 2010. Land capacity and repositioning of the
‘@ ond Terrace/Heatherbrae Growth Strategy.
nerease by around 13,000 sgm between 2009 and 2031 in
%'o scenario and 18,000 sgm in the adjusted scenario.

d to accommodate demand. Heatherbrae has been
or bulky goods retail in the LGA. Repositioning of this area
ent of the Raymond Terrace/Heatherbrae Growth Strategy will

likely see an incre mand for additional employment generating lands.
Tomago
Floor sp d is forecast to increase by around 65,000 sgm between 2009 and 2031 in

Data Centre based scenario and 280,000 sgm in the adjusted scenario.
kes into account regional industry trends, evidence of local business
t and strategic drivers which all indicate that the Tomago precinct has strong

gap analysis, which does not include the land on the State Significant Site, shows that
e is sufficient zoned land to accommodate this demand.

A large share of available land in Tomago and Heatherbrae is not currently subdivided. The

true capacity of these precincts will depend on whether large parcels of currently vacant

land can be subdivided and serviced at an affordable cost. The precinct is sufficiently

distanced from any residential areas to allow for heavy industrial activity. The large lot size

and ease of access to highways are also attractive to heavy industry.
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Map 4
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o \
SHEET LOCALITY

Karuah

Identified in both the Mid North Coast and Lower Hunter Regional Strategies.

The land shown as "potentiah future residential" has been identified in the Karuah
Growth Strategy which was joi undertaken between Ports Stephens and Great
Lakes Councils (Port Stephe dopted 20 December 2011 and Great Lakes -
adopted 6 December 20 @ Strategy identifies the potential for around 600
new dwellings (existing tial zoned land and potential residential zoned land,
however, the grow rrently around 10-11 per year. It is anticipated that
only about half of tion will be reached by 2036.

Infill develop t ected to be minor given the area’s distance from significant
employme d higher order services.

onstraints include:

logical considerations
lood Prone Land
id Sulphate Soils
SEPP 14 Wetlands
Bush Fire Prone Land

Timing: 2010 for approximately 15-25 years

Infill residential potential 100 dwellings

Residential zoned land (green field) potential — 124 dwellings
Potential residential: 250

Estimated yield 10-12 dwellings/ha
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Map 5
LEGEND
15G 561
@ reons
@\ Potential Future Residental
Potential Future Large Lot Residential
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Planning Strategy 2011
MEDOWIE
SHEET LOCALITY

Medowie
Identified as a new urban release area in L unter Regional Strategy.
Sub-strategy — Medowie Strategy (2009)

Medowie is currently a rur ilage, with significant areas of rural-residential
development.

Development con ain@je:

Flooding Prongskan

Aircraft noise
Ecologic v@ ations

Bushfire

Potential residential: 2,421 dwellings.
mated yield: 15+ dwellings/ha.

Port Stephens Planning Strategy 2011 — 2036 111



Appendix 3 Future Growth Areas

Map 6

LEGEND
EAGLETON

1SG 561
- Residential

ey
Infil Area (300m catchment)

-
.

Infill Area (400m catchment)

MELSONS
PLANS

North Raymond Terrace (Kings Hill)

Identified in the Lower Hunter Regi

al Str - new release area. Forms part of

the Primary Growth Corridor for t
Environmental Plan (Kings Hill, North' Ra

G Rezoned under Port Stephens Local

ond Terrace) 2010 - 10 December 2010.

Voluntary Planning Agreeme
Timing: 2014 for 25-30 years
Residential zoned land (gree

s required to deliver infrastructure.

potential 4,500 dwellings

Estimated yield 15+ dwelli
Raymond Terrace

Raymond TerraCe
Regional Str

detei by the Raymond Terrace/Heatherbrae Growth Strategy.

Repositioning of identity

Flood Prone Land

Heritage Conservation Area

Aircraft Noise
Timing: 2011 for approximately 10-15 years.
Infill residential/commercial potential 800 dwellings.
Residential zoned land (green field) potential 480 dwellings.
Estimated yield 10-15 dwellings/ha.

Port Stephens Planning Strategy 2011 — 2036

tified as a Major Regional Centre in the Lower Hunter

Primary Growth Corridor for the LGA. Land use potential will be
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Map 7
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SOLDIERS POINT/ 5 H
SALAMANDER BAY . Y
SHEET LOCALITY - Pamws”®
L

Soldiers Point

Predominantly a coastal vilage area®Opportunities exist for increasing densities to
maximise access to existing infrastrict however, it is likely to yield only a small

amount of new dwellings.
Development constraints inc @
NSW Coastal Desi elines

Ecological co eratio
Bush Fire Pro

SEPP 14 Wetla
Limited il and.
No lar release area — potential for limited small scale infill.
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Map 8

e ool SALAMANDER

TAYLORS
BEADH

Planning Strategy 2011
TAYLORS BEACH

SHEET LOCALITY

Employment Lands

Taylors Beach

Floor space demand is forecast to i
2031. There is sufficient capacity to

ound 6,500 sgm between 2009 and
date this floor space however, as is the
case for the larger precincts of Toma and Heatherbrae, a large share of the
available land is not currently subdivided. The true capacity of this precinct will
depend on whether large p of currently vacant land can be subdivided and
serviced at an affordable co

%,

&
<
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Map 9
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LEMON TREE PASSAGE/ TANLEA Y
MALLABULA/ TANILBA BAY/ d
OYSTER COVE
SHEET LOCALITY

Tilligerry Peninsula

The Tiligerry Peninsula is a predom
eastern section. Opportunities existf
existing infrastructure.

Development constraints inc

Ecological co
Aircraft Noise

esidential 155 dwellings.

Le Tree Passage

ntl

area with residential areas in the

increasing densities to maximise access to

Floor space demand is forecast to increase by around 1,000 sgm between 2009 and
2031 in this precinct and can be accommodated under current controls and land
use patterns. It is likely to continue to operate in its current role, primarily servicing
the needs of residents in the nearby Lemon Tree Passage residential area.
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Map 10

156 561

NELSON BAY/

o
I3 Infil Area (400m catchmi
.,

Tomaree - Shoal Bay — Corlette

Predominantly coastal village area including s al lands, forming the outlying suburbs of
Nelson Bay. Opportunities exist for i asi densities to maximise access to existing
infrastructure.

Development constraints include;
NSW Coastal Design Guidelines
Ecological considerations
Bush Fire Prone Land
SEPP 14 Wetlands

Timing: 2010/2013 for.

Infill residential/comm

Residential zoned |

Estimated yield: 12'd

o] ly 15 years.

' tial: 380 dwellings.

n field) potential 332 dwellings.
ha.

Nelson Bay
Identified in ower Hunter Regional Strategy - specialised centre tourism precinct and
town use potential will be determined through the Draft Nelson Bay Town

Foreshore Strategy.

for Nelson Bay is the need to achieve an appropriate balance between

esidential and tourist accommodation. The future urban potential will come

ensification of development, primarily within existing zoned areas as indicated on the

map (such as medium density and multi-unit development). The residential dwelling
jections are relatively conservative, however, to facilitate economic growth the

commercial sector densities would need to be more substantial. Former Gan Gan Army

Camp - potential Health Precinct (including private hospital and seniors living) and Tourism

(including tourism attractions and ecotourism accommodation).

Timing: 2009 for approximately 25 years.

Infill residential/commercial potential: 600 dwellings.

Residential zoned land (green field) potential 169 dwellings.

Estimated yield: 15+ dwellings/ha.
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Map 11

LEGEND

155 56/1
Potential Future Residential

Planning Strategy 2011
WALLALONG\ WOODVILLE

Wallalong

Council resolved on 25 August 2009 to inc allalong as a new town. The site is
not currently identified in the Lowe nt egional Strategy, however, has been
identified as a Potential Urban Releas rea for the LGA in the PSPS subject to
resolution of infrastructure delivery. Any rézoning proposal would need to address
the Sustainability Criteria in A dix 1 of the Lower Hunter Regional Strategy.

Development constraintsg

Drainage

Ecological as

Bushfire Prong L

Sloping S

Agricul capability

rovision — also includes access to health and community facilities

for approximately 20-25 years.
oned land (green field) potential 3,167 dwellings (1,200 dwellings 2015-

mated yield 10+ dwellings/ha

It is considered that the inclusion of Wallalong creates an additional urban
development opportunity in the western part of the LGA. It will also provide more
options in the future for residents wishing to reside in close proximity to both Maitland
and Raymond Terrace.
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Map 12

LEGEND
153 5681
Existing DAREZ Business Park
DAREZ Strategy remaining land
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Planning Strategy 2011
WILLIAMTOWN

Williamtown

Identified in the Lower Hunter Regional Str specialised centre
Wiliamtown Defence and Airport ted” Employment Zone (DAREZ) Land Use
Development Strategy adopted by il on 24 June 2008.
The first stage of rezoning ©
gazetted on 13 February 2009
There is a total of 90 ha zone
Development constraintsg
Operational require r both the RAAF Base and Newcastle Airport
Bush Fire Prone L
Flood Prone L
High potential f id Sulphate Soils
Aborigin ri
Unstabl
Future @i

take up of lands will be closely monitored to determine both

d timing for additional lands.
location any future expansion or rezonings will need to consider the
tal values of the Watagan to Stockton Green Corridor.
entified as “DAREZ Strategy remaining lands” - identified in the Strategy,
ver, is subject to resolution of flooding, drainage and geotechnical constraints.

a identified as “potential DAREZ investigation area” has been included to ensure
additional access options are available as the Business Park develops as well as
ensuring these lands are not compromised by inappropriate development in the
interim.
Timing: 2011 for approximately 10-25 years.
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~ PORT STEPHENS PLANNING STRATEGY MAP 65
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