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NOTICE OF ORDINARY MEETING 
22 JULY 2025 

 

 
 
The Mayor and Councillors attendance is respectfully requested: 
 
Mayor: L Anderson (Chair). 
 
Councillors:  R Armstrong, G Arnott, C Doohan, N Errington, P Francis, P Le 

Mottee, B Niland, M Watson, J Wells. 
 
SCHEDULE OF MEETINGS 
 

TIME ITEM VENUE 

5:30pm: Public Access (if applied for) Council Chambers 

Followed by: Ordinary Meeting Council Chambers 

 

Please Note: 
In accordance with the NSW Privacy and Personal Information Protection Act 1998, you are 
advised that all discussion held during the Open Council meeting is public information. This 
will include any discussion involving the Mayor, a Councillor, staff member or a member of 
the public. All persons present should withhold from making public comments about another 
individual without seeking the consent of that individual in the first instance. Should you have 
any questions concerning the privacy of individuals at the meeting, please speak with the 
Governance Section Manager or the General Manager prior to the meeting. 
 
Please be aware that Council webcasts its Open Council meetings via its website. All 
persons should refrain from making any defamatory remarks. Council accepts no liability for 
any defamatory remarks made during the course of the Council meeting. 
 
For the safety and wellbeing of the public, no signs, placards or other props made from 
material other than paper will be permitted in the Council Chamber. No material should be 
larger than A3 in size. 
 
Food and beverages are not permitted in the Council Chamber. 
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BUSINESS 
 
1) Opening meeting. 

2) Acknowledgement of Country 

We acknowledge the Worimi people as the original Custodians and inhabitants 
of Port Stephens. We acknowledge and pay respects to Worimi elders past and 
present. May we walk the road to tomorrow with mutual respect and admiration 
as we care for the beautiful land and waterways together. 

3) Prayer 

i. We recognise the rich cultural and religious diversity in Port Stephens and 

pay respect to the beliefs of all members of our community, regardless of 

creed or faith.  

ii. Almighty God, we ask for your blessing as we meet together on behalf of   
our community. So that today and into the future, you would direct and favour 
our deliberations to advance the welfare, safety and prosperity of our region. 
Amen. 

4) Apologies and applications for a leave of absence from Mayor and Councillors. 

5) Disclosures of interests.  

6) Confirmation of minutes.  

7) Mayoral minute(s).* 

8) Motions to close meeting to the public.* 

9) Reports to Council. 

10) General Manager reports.* 

11) Questions with Notice.* 

12) Questions on Notice. 

13) Notices of motions.* 

14) Rescission Motions.* 

15) Confidential matters.* 

16) Conclusion of the meeting. 

*if submitted 
Statement of Ethical Obligations  
 
The Mayor and Councillors are reminded that they remain bound by the Oath/Affirmation of 
Office made at the commencement of this Council term to undertake their civic duties in the 
best interests of the people of Port Stephens and Port Stephens Council and to faithfully and 
impartially carry out the functions, powers, authorities and discretions vested in them under 
the Local Government Act 1993 or any other Act, to the best of their skill and judgement.  
 
The Mayor and Councillors are also reminded of the requirement for disclosure of conflicts of 
interest in relation to items listed for consideration on the Agenda or which are considered at 
this meeting in accordance with the Code of Meeting Practice and Code of Conduct. 
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PRINCIPLES FOR LOCAL GOVERNMENT 
 
Port Stephens Council is a local authority constituted under the Local Government 
Act 1993. The Act includes the Principles for Local Government for all NSW Councils. 
 
The object of the principles for councils is to provide guidance to enable councils to 
carry out their functions in a way that facilitates local communities that are strong, 
healthy and prosperous. 
 
Guiding principles for Council 
 
1) Exercise of functions generally 
 
The following general principles apply to the exercise of functions by Council. Council 
should: 
 
a. provide strong and effective representation, leadership, planning and decision-

making. 
b. carry out functions in a way that provides the best possible value for residents and 

ratepayers. 
c. plan strategically, using the integrated planning and reporting framework, for the 

provision of effective and efficient services and regulation to meet the diverse 
needs of the local community. 

d. apply the integrated planning and reporting framework in carrying out their 
functions so as to achieve desired outcomes and continuous improvements. 

e. work co-operatively with other councils and the State government to achieve 
desired outcomes for the local community. 

f. manage lands and other assets so that current and future local community needs 
can be met in an affordable way. 

g. work with others to secure appropriate services for local community needs. 
h. act fairly, ethically and without bias in the interests of the local community. 
i. be responsible employers and provide a consultative and supportive working 

environment for staff. 
 
2) Decision-making 
 
The following principles apply to decision-making by Council (subject to any other 
applicable law). Council should: 
 
a. recognise diverse local community needs and interests. 
b. consider social justice principles. 
c. consider the long term and cumulative effects of actions on future generations. 
d. consider the principles of ecologically sustainable development. 
e. Council decision-making should be transparent and decision-makers are to be 

accountable for decisions and omissions. 
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3) Community participation 
 
Council should actively engage with their local communities, through the use of the 
integrated planning and reporting framework and other measures. 
 
Principles of sound financial management 
 
The following principles of sound financial management apply to Council. Council 
should: 
 
a. spend responsible and sustainable, aligning general revenue and expenses. 
b. invest in responsible and sustainable infrastructure for the benefit of the local 

community. 
c. have effective financial and asset management, including sound policies and 

processes for the following: 
d. performance management and reporting, 
e. asset maintenance and enhancement, 
f. funding decisions, 
g. risk management practices. 
h. have regard to achieving intergenerational equity, including ensuring the 

following: 
(i) policy decisions are made after considering their financial effects on future 

generations, 
(ii) the current generation funds the cost of its services. 

 
Integrated planning and reporting principles that apply to Council 
 
The following principles for strategic planning apply to the development of the 
integrated planning and reporting framework by Council. Council should: 
 
a. identify and prioritise key local community needs and aspirations and consider 

regional priorities. 
b. identify strategic goals to meet those needs and aspirations. 
c. develop activities, and prioritise actions, to work towards the strategic goals. 
d. ensure that the strategic goals and activities to work towards them may be 

achieved within council resources. 
e. regularly review and evaluate progress towards achieving strategic goals. 
f. maintain an integrated approach to planning, delivering, monitoring and reporting 

on strategic goals. 
g. collaborate with others to maximise achievement of strategic goals. 
h. manage risks to the local community or area or to the council effectively and 

proactively. 
i. make appropriate evidence-based adaptations to meet changing needs and 

circumstances. 
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PORT STEPHENS COMMUNITY STRATEGIC PLAN 
 
The Local Government Act requires Council to adopt a Community Strategic Plan 
(10+ years). The Plan includes a Delivery Program (4 years), Annual Operational 
Plan and a Resource Strategy, it also includes the Council’s budget. 
 
The Community Strategic Plan is organised into 4 focus areas: 
 
OUR COMMUNITY – An accessible and welcoming community respecting diversity, 
heritage and culture. 
 
OUR PLACE – A liveable and connected place supporting community wellbeing and 
local economic growth. 
 
OUR ENVIRONMENT – Port Stephens' environment is clean and green, protected 
and enhanced. 
 
OUR COUNCIL – Port Stephens Council leads, manages and delivers valued 
community services in a responsible way. 
 

BUSINESS EXCELLENCE 
 
Port Stephens Council is a quality and a customer service focused organisation. We 
use the Business Excellence Framework as a basis for driving organisational 
excellence. The Framework is an integrated leadership and management system that 
describes elements essential to organisational excellence. It is based on 9 principles. 
 
These outcomes align with the following Business Excellence principles: 
 
1) Clear direction and mutually agreed plans enable organisational alignment and 

focus on achievement of goals. 

2) Understanding what customers and other stakeholders value, now and in the 
future, enables organisational direction, strategy and action. 

3) All people work in a system. Outcomes are improved when people work on the 
system and its associated processes. 

4) Engaging people's enthusiasm, resourcefulness and participation improves 
organisational performance. 

5) Innovation and learning influence the agility and responsiveness of the 
organisation. 

6) Effective use of facts, data and knowledge leads to improved decisions. 

7) Variation impacts predictability, profitability and performance. 

8) Sustainable performance is determined by an organisation's ability to deliver 
value for all stakeholders in an ethically, socially and environmentally responsible 
manner. 

9) Leaders determine the culture and value system of the organisation through their 
decisions and behaviour. 
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MEETING PROCEDURES SUMMARY  
 
Starting time – All meetings must commence within 30 minutes of the advertised 
time. 
 
Quorum – A quorum at Port Stephens Council is 6. 
 
Declarations of Interest  
Pecuniary – Councillors who have a pecuniary interest must declare the interest, not 
participate in the debate and leave the meeting. 
Non-Pecuniary – Councillors are required to indicate if they have a non-pecuniary 
interest, should a Councillor declare a significant non-pecuniary they must not 
participate in the debate and leave the meeting. If a Councillor declares a less than 
significant non-pecuniary they must state why no further action should be taken. 
Councillors may remain in the meeting for a less than significant non-pecuniary. 
 
Confirm the Minutes – Councillors are able to raise any matter concerning the 
Minutes prior to confirmation of the Minutes. 
 
Public Access – Each speaker has 5 minutes to address Council with no more than 
2 for and 2 against the subject. 
 
Motions and Amendments 
 
Moving Recommendations – If a Committee recommendation is being moved, ie 
been to a Committee first, then the motion must be moved and seconded at Council 
prior to debate proceeding. A Councillor may move an alternate motion to the 
recommendation. 
 
Amendments – A Councillor may move an amendment to any motion however only 
one amendment or motion can be before Council at any one time, if carried it 
becomes the motion. 
 
Seconding Amendments – When moving an amendment, it must be seconded or it 
lapses. 
 
Incorporating Amendments – If a motion has been moved and the mover and 
seconder agree with something which is being moved as an amendment by others, 
they may elect to incorporate it into their motion or amendment as the case may be. 
 
Voting Order – When voting on a matter the order is as follows: 
 
1) Amendment (If any) 
2) Foreshadowed Amendments – (If any, and in the order they were moved) 
3) Motion  
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NB – Where an amendment is carried, there must be another vote on the 
amendment becoming the motion. 
 
Voting – an item is passed where a majority vote for the subject. If the voting is tied 
the Chairperson has a second (casting) vote which is used to break the deadlock. 
 
Closed Session – There must be a motion to close a meeting. Prior to voting on the 
motion the chairperson will invite the gallery to make representations if they believe 
the meeting shouldn’t be closed. Then Councillors vote on the matter. If adopted the 
gallery should then be cleared and the matter considered in closed session. Any 
decision taken in session closed is a resolution. There must be a motion to reopen 
the Council meeting to the public. If decision occurred in 'closed session', the meeting 
is advised of the resolution in 'open session'. 
 
Procedural Motion – Is a motion necessary for the conduct of the meeting, it is 
voted on without debate, eg defer an item to the end of the meeting (however, to 
defer an item to another meeting is not a procedural motion), extend the time for a 
Councillor to speak etc. 
 
Points of Order – when any of the following are occurring or have occurred a 
Councillor can rise on a 'Point of Order', the breach is explained to the Chairperson 
who rules on the matter. 
 
A Point of Order can be raised where: 
 
1) There has been any non-compliance with procedure, eg motion not seconded etc. 
 
2) A Councillor commits an act of disorder: 
a. Contravenes the Act, any Regulation in force under the Act, the Code of Conduct 

or this Code. 
b. Assaults or threatens to assault another Councillor or person present at the 

meeting. 
c. Moves or attempts to move a motion or an amendment that has an unlawful 

purpose or that deals with a matter that is outside the jurisdiction of the Council or 
Committee, or address or attempts to address the Council or Committee on such 
a motion, amendment or matter. 

d. Insults or makes personal reflections on or imputes improper motives to any other 
Councillor, any staff member or alleges a breach of Council’s Code of Conduct. 

e. Says or does anything that is inconsistent with maintaining order at the meeting or 
is likely to bring the Council or Committee into disrepute. 
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Declarations of Conflict of Interest – Definitions 
 
Pecuniary interest is an interest that a person has in a matter because of a 
reasonable likelihood or expectation of appreciable financial gain or loss to the 
person or another person with whom the person is associated as provided in Clause 
7 of the Code of Conduct. 
 
Non Pecuniary interests are private or personal interests the council official has that 
do not amount to a pecuniary interest as defined in the Code of Conduct. These 
commonly arise out of family or personal relationships or involvement in sporting, 
social or other cultural groups and associations and may include an interest of 
financial nature. 
 
The matter of a report to council from the conduct review committee/reviewer relates 
to the public duty of a councillor or the general manager. Therefore, there is no 
requirement for Councillors or the General Manager to disclose a conflict of interest 
in such a matter. 
 
The political views of a Councillor do not constitute a private interest. 
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Form of Special Disclosure of 
Pecuniary Interest 

 
1. This form must be completed using block letters or typed. 
2. If there is insufficient space for all the information you are required to disclose, you 

must attach an appendix which is to be properly identified and signed by you. 
 
Important information 
 
This information is being collected for the purpose of making a special disclosure of 
pecuniary interests under clause 4.36(c) of the Model Code of Conduct for Local 
Councils in NSW (the Model Code of Conduct).  
 
The special disclosure must relate only to a pecuniary interest that a councillor has in 
the councillor's principal place of residence, or an interest another person (whose 
interests are relevant under clause 4.3 of the Model Code of Conduct) has in that 
person's principal place of residence.  
 
Clause 4.3 of the Model Code of Conduct states that you will have a pecuniary 
interest in a matter because of the pecuniary interest of your spouse or your de facto 
partner or your relative or because your business partner or employer has a 
pecuniary interest. You will also have a pecuniary interest in a matter because you, 
your nominee, your business partner or your employer is a member of a company or 
other body that has a pecuniary interest in the matter.  
 
"Relative" is defined by clause 4.4 of the Model Code of Conduct as meaning your, 
your spouse's or your de facto partner's parent, grandparent, brother, sister, uncle, 
aunt, nephew, niece, lineal descendant or adopted child and the spouse or de facto 
partner of any of those persons. 
 
You must not make a special disclosure that you know or ought reasonably to know 
is false or misleading in a material particular. Complaints about breaches of these 
requirements are to be referred to the Office of Local Government and may result in 
disciplinary action by the Chief Executive of the Office of Local Government or the 
NSW Civil and Administrative Tribunal. 
 
This form must be completed by you before the commencement of the council or 
council committee meeting at which the special disclosure is being made. The 
completed form must be tabled at the meeting. Everyone is entitled to inspect it. The 
special disclosure must be recorded in the minutes of the meeting. 
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Special disclosure of pecuniary interests by [full name of councillor] 
___________________________________________________________________ 
 
in the matter of [insert name of environmental planning instrument] 
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________ 
 
which is to be considered at a meeting of the PORT STEPHENS COUNCIL 
 
to be held on the _________ day of __________________________________ 20__ 
 

Pecuniary interest 

Address of the affected principal place 
of residence of the councillor or an 
associated person, company or body 
(the identified land) 

 

Relationship of identified land to the 
councillor 

[Tick or cross one box.] 

  The councillor has an interest in the 
land (eg is the owner or has another 
interest arising out of a mortgage, lease, 
trust, option or contract, or otherwise). 

  An associated person of the 
councillor has an interest in the land. 

  An associated company or body of 
the councillor has an interest in the land. 

Matter giving rise to pecuniary interest 1   

Nature of the land that is subject to a 
change in zone/planning control by the 
proposed LEP (the subject land) 2 

[Tick or cross one box] 

  The identified land. 

  Land that adjoins or is adjacent to or 
is in proximity to the identified land. 

Current zone/planning control 

[Insert name of current planning 
instrument and identify relevant 
zone/planning control applying to the 
subject land] 

 

 
1  Clause 4.1 of the Model Code of Conduct provides that a pecuniary interest is an interest that a 
person has in a matter because of a reasonable likelihood or expectation of appreciable financial gain 
or loss to the person. A person does not have a pecuniary interest in a matter if the interest is so 
remote or insignificant that it could not reasonably be regarded as likely to influence any decision the 
person might make in relation to the matter, or if the interest is of a kind specified in clause 4.6 of the 
Model Code of Conduct. 
2  A pecuniary interest may arise by way of a change of permissible use of land adjoining, adjacent to 
or in proximity to land in which a councillor or a person, company or body referred to in clause 4.3 of 
the Model Code of Conduct has a proprietary interest. 
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Proposed change of zone/planning 
control 

[Insert name of proposed LEP and 
identify proposed change of 
zone/planning control applying to the 
subject land] 

 

Effect of proposed change of 
zone/planning control on councillor or 
associated person 

[Insert one of the following:  
"Appreciable financial gain" or  
"Appreciable financial loss"] 

 

 
[If more than one pecuniary interest is to be declared, reprint the above box and fill in 
for each additional interest.] 
 
Mayor/Councillor's signature  ___________________________________________ 
 
Date _______________________________________________________________ 
 
[This form is to be retained by the council's general manager and included in full in 
the minutes of the meeting] 
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Declaration of Interest form 

Agenda item No. _____________________________________________________ 
 
Report title __________________________________________________________ 
 
Mayor/Councillor _________________________________________declared a 
 
Tick the relevant response: 
 

 pecuniary conflict of interest 

 significant non pecuniary conflict of interest 

 less than significant non- pecuniary conflict of interest 

 
in this item.  The nature of the interest is  __________________________________ 

___________________________________________________________________ 

___________________________________________________________________ 

___________________________________________________________________ 

 
If a Councillor declares a less than significant conflict of interest and intends to 
remain in the meeting, the councillor needs to provide an explanation as to why 
the conflict requires no further action to manage the conflict. (Attach a 
separate sheet if required.) 

___________________________________________________________________ 

___________________________________________________________________ 

___________________________________________________________________ 
 
OFFICE USE ONLY: (Committee of the Whole may not be applicable at all 
meetings.) 
 
Mayor/Councillor left the Council meeting in Committee of the Whole at _______pm. 
 
Mayor/Councillor returned to the Council meeting in Committee of the Whole at 
_______ pm. 
 
Mayor/Councillor left the Council meeting at __________ pm. 
 
Mayor/Councillor returned to the Council meeting at ____________ pm. 
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COUNCIL REPORTS
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ITEM NO. 1 FILE NO: 25/138971 
 EDRMS NO: 16-2024-611-1 

 
DEVELOPMENT APPLICATION (DA) 16-2024-611-1 FOR A TOURIST AND 
VISITOR ACCOMMODATION (34 CABINS) AT 1107 SWAN BAY ROAD, SWAN 
BAY 
 
REPORT OF: RYAN FALKENMIRE - DEVELOPMENT AND COMPLIANCE 

SECTION MANAGER  
DIRECTORATE: COMMUNITY FUTURES 
 

RECOMMENDATION IS THAT COUNCIL: 
 
1) Refuses Development Application (DA) No. 16-2024-611-1 for demolition of 

existing structures, and construction of tourist and visitor accommodation 
comprising 34 cabins, a manager’s residence and associated communal 
facilities at 1107 Swan Bay Road, Swan Bay (Lot 14 DP 1177850) as per the 
Reasons for Refusal contained in (ATTACHMENT 1).  

 

 
BACKGROUND 
 
The purpose of this report is to present a development application (DA) to Council for 
determination. A summary of the DA and property details is provided below: 
 

Subject Land  1107 Swan Bay Road, Swan Bay 

Total Area 5.5ha 

Zoning  Part RU2 Rural Landscape and Part R2 Low Density 
Residential 

Submissions 6 submissions 

Key Issues The key issues identified throughout the assessment of the 
development are: 

 

• Flooding and Drainage 

• Site Services  

• Coastal and Rural Character  

• Traffic Impact  

• Site Suitability  

 

A detailed assessment of these issues is contained within 
the Planner’s Assessment Report (ATTACHMENT 2). 

The Reasons for Refusal (ATTACHMENT 1) provides 
grounds as to all the reasons the development is not 
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supported and recommended for refusal.  

Applicant Tailored Town Planning Services – Matilda Munn 

Land Owner Mr H El Kazwini  

 
The DA has been reported in accordance with Council’s ‘Planning Matters to be 
Reported to Council Policy’ as it has been called up by Councillor Wells and 
Councillor Niland (ATTACHMENT 3).  
 
A locality plan is provided at (ATTACHMENT 4). 
 
Proposal 
 
The proposed development seeks consent for the demolition of existing structures, 
and construction of tourist and visitor accommodation comprising 34 cabins, a 
manager’s residence, and communal facilities including: 
 

• Tennis court  

• Shared amenities block  

• Swimming pool and 2 spas  

• Numerous seating areas throughout the site  

• Playground 

• Outdoor dining tables 

• BBQ facilities 

• Mini golf.  
 
The 34 cabins are proposed to be built on stilts, 2.3m above existing ground level (to 
respond to flooding constraints). Half of the cabins (17) comprise 2 bedroom, 1 
bathroom units. The other 17 cabins comprise 1 bedroom, 1 bathroom units. The 
undercroft area of the cabins would provide covered car parking at ground level. 
 
Site Description 
 
The subject site (the ‘site’) is located at 1107 Swan Bay Road, Swan Bay, formally 
known as Lot 14 DP 1177850. The site is predominantly zoned RU2 Rural 
Landscape under the Port Stephens Local Environmental Plan 2013. A small eastern 
segment of the site is zoned R2 Low Density Residential, although no development 
or works are proposed on this portion of the site.  
 
The site is 5.498ha in size and can be described as primarily cleared land with 
scattered vegetation along the site boundaries. The site has access to grid electricity 
and is not serviced by water and sewer infrastructure by Hunter Water. 
 
The site maintains vehicle access from Swan Bay Road, a dual-carriageway 
unsealed collector road. The locality contains environmentally sensitive land including 
estuarine and riparian habitats, national park, and endangered species. The locality 
is typically constrained by flooding and bushfire hazards, with the natural surrounds 
mapped as having high biodiversity value.  
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The population of Swan Bay is low, with dispersed dwellings and access to limited 
local services, relying on nearby centres such as Raymond Terrace and Karuah for 
access to commercial, educational and community facilities. With consideration of the 
Port Stephens Strategic Planning Framework, urban intensification has not been 
identified in this locality. 
 
Key Issues 
 
The key issues identified during the assessment relate to flooding, site services, rural 
character, traffic impact and the overall suitability of the site for the proposed 
development. A detailed assessment of the proposed development and these 
matters is contained within the Planner’s Assessment Report (ATTACHMENT 2). 
The Reasons for Refusal (ATTACHMENT 1) provides details as to the specific 
reasons why the application is not supported.  
 
A summary of the key issues is provided below.  
 
Flooding and Drainage 
 
The proposed development is located on land mapped within the Flood Planning 
Area. The site is affected by tidal inundation, storm surge and sea level rise with the 
nominated flood risk level being High Hazard Flood Fringe Area. In accordance with 
Figure BI of Council’s Development Control Plan, the development proposes tourist 
and visitor accommodation (a sensitive and hazardous land use) in a hazard 
category considered to be unsuitable and representing a high risk.  
 
In addition to Council’s mapped flood data, observed conditions following heavy 
rainfall indicate localised surface water flooding, likely due to the site’s extremely flat 
topography (with a fall of less than 0.2%) and poor soil infiltration capacity. Parts of 
the site are often wet, with ponding depths of over 100mm that could remain for 
extended periods due to the lack of grade and drainage. Further details of site 
conditions and flooding have been provided within the Planner’s Assessment Report 
(ATTACHMENT 2).  
 
The proposed stormwater design is not considered to accommodate the internal 
stormwater drainage needs of the development adequately. Moreover, the proposed 
raised loop road has the potential to act as a levee, trapping water within the site and 
preventing surface drainage, consequently worsening localised nuisance flooding.  
 
The consequence of this proposal is likely to be regular and prolonged surface 
ponding across the proposed parking area, recreational areas and communal open 
spaces. 
 
The Flood Impact and Risk Assessment (FIRA) prepared with the DA, included 
details regarding flood warning and emergency response for the proposed 
development. The primary response for a flood emergency is proposed as site 
evacuation and proactively managing site bookings (i.e. cancelling if conditions 
require). This strategy relies on the site’s manager to be aware of the flood 



ORDINARY COUNCIL - 22 JULY 2025 

PORT STEPHENS COUNCIL 18 

constraints of the site and proactively manage the flood risk to the park inhabitants. 
This is not considered to be an appropriate risk control for a sensitive land use in a 
high hazard flood planning category. 
 
While it is acknowledged that cabins are designed above the PMF level and could 
provide temporary flood refuge for site patrons, this is not considered to be a safe 
and reliable flood safety measure during major events. Isolation during flood events, 
even if limited to a few hours, presents serious risks, particularly to vulnerable 
persons such as children or elderly guests. 
 
The site is also mapped within the Port Stephens Coastal Management Plan (CMP) 
coastal risk area. Taking a 50 year design life for the proposed development, toward 
the end of this design life (2070) the site is expected to become inundated multiple 
times per year (highest astronomical tide level). This presents a level of nuisance 
flooding that would impact the day-to-day operation of the facility that has not been 
mitigated or addressed as part of the proposal. 
 
Site Services 
 
The site is not connected to reticulated water and sewer services. The development 
proposes individual rainwater tanks (1 per cabin), providing a total of 170,000L.  
 
To date, no information has been provided to confirm: 
 

• Whether this volume is sufficient to meet the potable water needs of all occupants 
(total equivalent population of 114 persons) 

• How potable water would be treated to comply with the Australian Drinking Water 
Guidelines (ADWG) 

• Whether additional tanks or systems would service the 2 resident managers and 
10 non-resident staff 

• How potable supply would be maintained during periods of low rainfall. 
 
The submitted Bushfire Assessment Report also identifies a requirement for 10,000L 
of static water for every 2 cabins dedicated to firefighting. It must be assumed that 
this requirement would be met via separate tanks not included in the 170,000L 
potable water calculation. As above, to date no plans, specifications or commitment 
to provide the firefighting water supply has been submitted by the applicant. 
 
Coastal and Rural Character  
 
The proposal does not adequately respond to the environmental sensitivities or land 
use constraints of the coastal setting, and lacks sufficient detail on operational 
management, including measures to avoid or mitigate impacts associated with 
increased visitor behaviour, access control and human interaction with natural areas. 
 
Design treatments have been incorporated into the design to assist in softening the 
visual impact, although the scale and nature of the proposed land use introduces a 
more intensive, tourism-focused function which may negatively impact the rural 
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landscape values of the area over time. Tourist and visitor accommodation may be 
compatible in certain rural contexts, however the subject site is not located within an 
established or emerging tourism precinct, nor is it associated with a broader 
agricultural or environmental tourism offering (eg farm stay or eco-tourism). The 
construction of multiple tourist holiday cabins on a relatively cleared rural site risks 
introducing built form and human activity that is inconsistent with the open, low-
density rural and coastal character of the locality.  
 
Traffic Impact 
 
A Traffic Impact Assessment (TIA) was provided with the DA. The TIA is considered 
to underestimate traffic generation from the proposal by applying reduced occupancy 
rates based on survey data from the Mid Coast and Mid Western LGAs during off-
peak school term periods. These assumptions are not considered to be reflective of 
peak summer visitation or holiday periods that typically generate the highest traffic 
volumes in Port Stephens, particularly in waterfront and tourism-oriented localities.  
 
Considering the context of the current standard of Swan Bay Road, which comprises 
of approximately 2km section of unsealed pavement to the west of the site, narrow 
shoulders and existing crash history, the traffic generated by the proposal suggests 
that the development is likely to have an unacceptable impact on the safety, capacity 
and ongoing maintenance of the local road network. To date, no plans, specifications 
or commitment to provide upgrades to the local road network reflective of the impacts 
generated by the development has been provided. 
 
Site Suitability 
 
The subject site is located within a sensitive coastal environment, including proximity 
to coastal wetlands and habitat for threatened species. The site is mapped as a High 
Hazard Flood Fringe Area subject to tidal inundation, storm surge, and nuisance 
flooding due to minimal site fall and poor drainage. The lack of reticulated water and 
sewer infrastructure, combined with insufficient certainty on the provision of potable 
water supply and water supply for firefighting purposes, the site is deemed to have 
limited capacity to sustainably support development for tourist accommodation 
purposes.  
 
While the development complies with certain requirements for water quality and 
wastewater management, the proposal has fundamental constraints related to 
stormwater drainage, flood risk, and cumulative environmental impacts. The site’s 
current rural landscape character and absence of supporting public amenities or 
strategic tourism infrastructure further undermine the proposal’s compatibility with the 
zone objectives and local planning framework.  
 
Therefore, the proposed development has not been able to demonstrate that the site 
is suitable for the proposed development without substantial infrastructure upgrades. 
To date, no commitment has been made or plans provided for assessment that would 
overcome these fundamental application issues. 
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Conclusion 
 
As detailed in the Planner’s Assessment Report (ATTACHMENT 2), the development 
proposes a number of non-compliances and inconsistencies with the Environmental 
Planning and Assessment Act 1979, and relevant environmental planning 
instruments and policies, including the Resilience and Hazards State Environmental 
Planning Policy, Port Stephens Local Environmental Plan 2013 and Port Stephens 
Development Control Plan. The proposed development is not deemed to be suitable 
for the site, nor to be in the public interest and subsequently recommended for 
refusal in accordance with the Reasons for Refusal (ATTACHMENT 1).  
 
COMMUNITY STRATEGIC PLAN 
 

Strategic Direction Delivery Program 2025-2029 

Housing, tourism & economy Develop and implement Council's key 
planning documents 

 
FINANCIAL/RESOURCE IMPLICATIONS 
 

Source of Funds Yes/No Funding 

($) 

Comment 

Existing budget Yes   

Reserve Funds No   

Developer Contributions 
(S7.11) 

Yes   

External Grants No   

Other No   

 
LEGAL, POLICY AND RISK IMPLICATIONS 
 
The proposed development is considered inconsistent with the relevant planning 
instruments including the Resilience and Hazards State Environmental Planning 
Policy, Port Stephens Local Environmental Plan 2013 and Port Stephens 
Development Control Plan.  
 
A detailed assessment against these requirements and provisions is contained within 
the Planner’s Assessment Report provided at (ATTACHMENT 2). Based on the 
recommendation by Council staff, the determination of the DA may be challenged by 
the applicant in the Land and Environment Court. 
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Risk Risk 
Ranking 

Proposed Treatments Within 
Existing 
Resources? 

There is a risk that if the 
DA is refused, the 
determination of the DA 
may be challenged by 
the applicant in the Land 
and Environment Court. 

High Determine the DA against 
the recommendation and 
reasons for refusal. Noting 
however, it is within Council’s 
resources to defend such an 
appeal in the Land and 
Environment Court. 

Yes 

There is a risk that if the 
DA is refused, the 
determination of the DA 
may be challenged by 
the applicant in the Land 
and Environment Court. 

High Determine the DA against 
the recommendation and 
reasons for refusal. Noting 
however, it is within Council’s 
resources to defend such an 
appeal in the Land and 
Environment Court. 

Yes 

There is a risk that if the 
DA is approved, the 
determination of the DA 
may be challenged by a 
third party in the Land 
and Environment Court. 

Low Determine the DA in line with 
the recommendation and 
reasons for refusal.  

Yes 

 
SUSTAINABILITY IMPLICATIONS 
 
Includes Social, Economic and Environmental Implications. 
 
Social and Economic Impacts 
 
The proposal would result in the establishment of a 34 cabin tourist and visitor 
accommodation development within a rural coastal landscape. This development has 
the potential to generate moderate economic benefits by attracting visitors and 
supporting local tourism related expenditure. However, given the site’s remote 
location, absence of supporting infrastructure and limited integration with established 
tourism precincts, the overall economic uplift is considered to be constrained.  
 
In terms of social impacts, the increased visitation may place pressure on the limited 
public amenities and natural recreational areas nearby, potentially affecting 
community enjoyment and the amenity of the locality. Without adequate supporting 
infrastructure and visitor management, there is a risk of degradation to public open 
space and conflicts between tourism use and conservation values. Visitor education 
and management strategies would be essential to mitigate adverse social impacts. 
Furthermore, the development would increase the overall exposure of people and 
property to flooding impacts, placing an additional burden on the operational capacity 
of emergency response facilities and critical infrastructure during flood events. 

file://///psc.internal/fileserver/CORP%20MGT/BUSINESS%20PAPER/Risk%20Ranking.pdf
file://///psc.internal/fileserver/CORP%20MGT/BUSINESS%20PAPER/Risk%20Ranking.pdf
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Impacts on the Built Environment  
 
The proposed development would introduce multiple new buildings and associated 
infrastructure into a predominantly rural landscape, which may alter the existing low 
density setting and open character of the area. While design measures such as 
buffering and site layout have been incorporated with the aim to minimise visual 
intrusion, the cumulative effect of intensified tourist accommodation represents a shift 
towards a more built-up environment inconsistent with the prevailing rural and coastal 
context.  
 
The development proposes a visual magnitude of change through hard infrastructure 
such as tall cabins, roads, stormwater treatment systems and on-site wastewater 
management. Additionally, the design has not fully addressed existing drainage and 
flooding constraints which has the potential to exacerbate nuisance flooding in the 
area.  
 
Impacts on the Natural Environment 
 
The proposed development would involve the construction and operational activities 
within close proximity to sensitive coastal wetlands and important shorebird habitat. 
Visitor activities such as boating, fishing and general recreation could disturb 
threatened and migratory bird species, while the absence of supporting public 
infrastructure (toilets, waste disposal, seating) could lead to degradation of the 
foreshore environment and reduce visual amenity. 
 
The site is also subject to high flood risk from tidal inundation and local surface water 
ponding, which has not been fully addressed in the design, posing potential 
environmental and public health risks. The development is considered to conflict with 
the objectives of coastal environmental protection and biodiversity conservation. 
 
COMMUNICATION AND ENGAGEMENT 
 
Council’s Communication and Engagement Strategy uses the IAP2 Framework to 
identify the level of engagement undertaken. An explanation for each level is shown 
below. 
 

INFORM To provide the public with balanced and objective information to 
assist them in understanding the problems, alternatives, 
opportunities and/or solutions. 

CONSULT To obtain public feedback on analysis, alternatives and/or 
decisions. 

INVOLVE To work directly with the public throughout the process to ensure 
that public concerns and aspirations are consistently understood 
and considered. 



ORDINARY COUNCIL - 22 JULY 2025 

PORT STEPHENS COUNCIL 23 

COLLABORATE To partner with the public in each aspect of the decision 
including the development of alternatives and the identification 
of the preferred solution.  

EMPOWER To place final decision-making and/or developed budgets in the 
hands of the public.  

 No external communications and engagement are required for 
this report. 

 
The following communication and engagement apply to this report. 
 
External communications and engagement 
 
Public Submissions 
 

CONSULT The application was exhibited from 16 January 2025 to 30 
January 2025 in accordance with the provisions of the Port 
Stephens Council Community Engagement Strategy. 6 
submissions were received during this period. 

 

A summary of the submissions is provided in the Planner’s 
Assessment Report (ATTACHMENT 2).  

 

The application was referred to the RFS in accordance with 
s100B of the Rural Fires Act 1997. General Terms of Approval 
(GTA), were issued by the RFS on 15 January 2025. 

 
Internal communications and engagement 
 
Consultation has been undertaken by the Development and Compliance Section with: 
 

• Assets Section. 

• Strategy and Environment Section. 
 
OPTIONS 
 
1) Accept the recommendation. 
2) Amend the recommendation. 
3) Reject the recommendation. 
 
ATTACHMENTS 
 
1) Reasons for Refusal. ⇩  
2) Planner's Assessment Report. ⇩  
3) Call to Council form. ⇩  
4) Locality Plan. ⇩   
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COUNCILLORS’ ROOM/DASHBOARD 
 
All information relating to this development application (DA) is available on the 
Councillors’ Dashboard. 
 
TABLED DOCUMENTS 
 
Nil. 
 



ORDINARY COUNCIL - 22 JULY 2025 

ITEM 1 - ATTACHMENT 1 REASONS FOR REFUSAL. 

PORT STEPHENS COUNCIL 25 

  

 

 

REASONS FOR REFUSAL 

 

1. The proposed development fails to demonstrate that adequate arrangements have 

been made for the supply of potable water and firefighting water, as required under 

Clause 7.6(a) of the Port Stephens Local Environmental Plan 2013 (PSLEP 2013), and 

is therefore inconsistent with Section 4.15(1)(a)(i) of the Environmental Planning and 

Assessment Act 1979 (EP&A Act). 

2. The proposed development fails to demonstrate suitable arrangements for the drainage 

of stormwater, particularly in relation to the site’s minimal fall, low-permeability soils, 

surface ponding, and lack of a positive drainage path. The stormwater design fails to 

provide for gravity drainage to an approved point of discharge, inconsistent with Clause 

7.6(d) of PSLEP 2013 and accordingly Section 4.15(1)(a)(i) of the EP&A Act. 

3. The Traffic Impact Assessment (TIA) underestimates traffic volumes by relying on low-

occupancy off-peak data from other LGAs, rather than applying the standard RTA rate 

of 0.4 vehicles per hour per cabin. When considered alongside the poor condition of 

Swan Bay Road, including a 2km unsealed section and known safety issues, the 

development is likely to result in unacceptable traffic impacts. The proposal fails to 

provide suitable road access for the proposed high volume of traffic, as required under 

Clause 7.6(e) of the PSLEP 2013, and is therefore inconsistent with Section 

4.15(1)(a)(i) of the EP&A Act. 

4. The proposed development fails to comply with the road access and traffic generation 

provisions of Chapter B8 Road Network and Parking of the Port Stephens 

Development Control Plan 2014 (PSDCP 2014), particularly in relation to road safety, 

capacity, and maintenance of Swan Bay Road. As such, the proposal is inconsistent 

with Section 4.15(1)(a)(iii) of the EP&A Act. 

5. The proposed development fails to satisfy the requirements of Section 2.8 of State 

Environmental Planning Policy (SEPP) (Resilience and Hazards) 2021, as it is located 

adjacent to mapped coastal wetlands and the submitted Water Quality Assessment 

does not adequately address local hydrological impacts, including surface water 

ponding and shallow groundwater. Council cannot be satisfied that the proposal would 

not adversely affect the wetland or degrade water quality, thereby inconsistent with 

Section 4.15(1)(a)(i) of the EP&A Act. 

6. The proposed development does not adequately address the requirements of Section 

2.10 of the Resilience and Hazards SEPP, as the site’s proximity to environmentally 

sensitive coastal areas, including known threatened shorebird habitat, introduces 

potential indirect impacts due to increased visitor activity. In the absence of enforceable 

visitor management measures and supporting public infrastructure, the proposal is 

inconsistent with Section 4.15(1)(a)(i) of the EP&A Act. 

7. The proposed development does not satisfactorily respond to the requirements of 

Section 2.11 of the Resilience and Hazards SEPP, as it intensifies land use in a coastal 

fringe location without adequate mitigation measures to manage environmental and 
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scenic impacts. The lack of public amenity infrastructure and operational controls to 

manage visitor impacts is inconsistent with Section 4.15(1)(a)(i) of the EP&A Act. 

8. The proposed development is inconsistent with the objectives of Section 2.12 of the 

Resilience and Hazards SEPP, as it introduces intensified human activity and built form 

to an ecologically sensitive, low-lying site with constrained access and lacking essential 

infrastructure. The proposal does not protect ecological and scenic values or promote 

land uses compatible with environmental constraints, contrary to Section 4.15(1)(a)(i) 

of the EP&A Act. 

9. The proposed development is inconsistent with Clause 5.21 of PSLEP 2013 and 

Section 4.15(1)(a)(i) of the EP&A Act, as it is located within a High Hazard Flood Fringe 

Area and fails to demonstrate flood compatibility or appropriate drainage design without 

offsite and onsite impacts. Concerns include stormwater ponding, inadequate grades, 

flood entrapment risks created by the loop road, and the absence of a viable 

evacuation strategy for guests and staff during events up to and including the 1% AEP. 

The proposal also fails to consider future sea level rise or inundation flooding. 

10. The proposed development is likely to result in adverse environmental and public 

health impacts, due to poor stormwater drainage, surface ponding, flood risk, and lack 

of essential services including potable and firefighting water. The site’s constraints, 

combined with the scale and intensity of development, make it unsuitable for the 

proposed use, inconsistent with Section 4.15(1)(b) of the EP&A Act. 

11. The site is unsuitable for the proposed development, as it relies on unsealed road 

access, lacks reticulated water supply, and is subject to drainage and flooding hazards. 

The proposal fails to appropriately respond to the physical limitations of the land, 

contrary to Section 4.15(1)(c) of the EP&A Act. 

12. The proposed development is inconsistent with the objectives of the RU2 Rural 

Landscape zone under PSLEP 2013, as it introduces a scale of tourist accommodation 

and built form that is not compatible with the rural character, is unrelated to primary 

production or eco-tourism, and is not supported by existing infrastructure or services. 

The proposal does not demonstrate alignment with the intent to promote rural-

compatible tourism, inconsistent with Section 4.15(1)(a)(i) of the EP&A Act. 

13. The proposed development is not in the public interest, as it is inconsistent with the 

applicable planning framework, fails to provide essential infrastructure, and does not 

demonstrate orderly, coordinated, or sustainable land use outcomes. Approval would 

set an undesirable precedent for further development in environmentally constrained 

areas, inconsistent with Section 4.15(1)(e) of the EP&A Act. 
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ASSESSMENT REPORT 
 

 

Page 1 of 37 

APPLICATION REFERENCES 
 

Application Number 16-2024-611-1 

Development Description Tourist and visitor accommodation (34 cabins) 

Applicant Tailored Town Planning Services 

Land owner MR H El Kazwini  

Date of Lodgement 05/12/2024 

Value of Works $7,677,851.00 

Submissions 6  

 

PROPERTY DETAILS 
 

Property Address 1107 Swan Bay Road SWAN BAY 

Lot and DP LOT: 14 DP: 1177850 

88B Restrictions on Title 

1. The minimum habitable floor level for any future dwelling 

on any lot burdened must be not less than 3.4m AHD 

2. No domestic cats are permitted to be retained as pets on 

any lots burdened 

3. Dogs are permitted to be retained as pets on any lot 

burdened provided if walked they are on a leash or 

otherwise fenced within the boundaries of their owners 

property  

4. Direct access from any lot burdened onto Gir-um-bit 

National Park is prohibited 

5. All Asset Protection Zones on any lot burdened are to be 

maintained in perpetuity and in accordance with the ‘Bush 

Fire Threat Assessment ‘ undertaken by Geological 

Survey and Assessment dated 4.2.2008 and the 

requirements of the Rural Fire Services Standards for 

Asset Protection Zone documents 

Current Use Rural Residential  

Zoning 
R2 LOW DENSITY RESIDENTIAL / PART RU2 RURAL 

LANDSCAPE 

Site Constraints 

Bushfire Prone Land – Vegetation Category 3  

Coastal Wetlands Proximity Area 

Acid Sulfate Soils – Class 3 
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CKPoM – Other vegetation & Mainly cleared land 

Endangered Ecological Communities  

High Environmental Value Mapping  

Coastal Zone  

Combined Corridor Map 

Dwelling Entitlement  

Flood Planning Area 

LEP mapped wetlands 

State Environmental Planning 

Policies 

State Environmental Planning Policy (Biodiversity and 

Conservation) 2021 

State Environmental Planning Policy (Resilience and 

Hazards) 2021 

State Environmental Planning Policy (Transport and 

Infrastructure) 2021 

 

PROPOSAL 

The proposed development seeks consent for demolition of existing structures, and construction of 

tourist and visitor accommodation comprising 34 cabins, a manager’s residence, and communal 

facilities including: 

• Tennis court,  

• Shared amenities block,  

• Swimming pool and 2 spas,  

• Numerous seating areas throughout the site,  

• Playground,  

• Outdoor dining tables,  

• BBQ facilities, and  

• Mini golf.  

The 34 cabins are proposed to be built on stilts, 2.3m above existing ground level, as shown in 

Figure 1 below. Half of the cabins (17) comprise 2-bedrooms, 1 bathroom, and an open plan living, 

dining and kitchen area. The other 17 cabins comprise 1-bedroom, 1 bathroom, and an open plan 

living, dining and kitchen area. The cabins are paired with a roof structure to provide covered access 

over the cabin stairwell. The undercroft area of the cabins will provide covered car parking at ground 

level.  

Access to the site is provided from Swan Bay Road, with a proposed driveway loop connecting the 

cabins to the site entrance via individual crossovers (as shown on the site plan in Figure 2 below). 

The development includes associated civil works including earthworks, on-site sewer management 

systems, and stormwater infrastructure.  
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Figure 1: Elevation Plans of Proposed Cabins  

 

 

Figure 2: Proposed Site Plan 
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Figure 3: Proposed Landscape Plan 
 

SITE DESCRIPTION 

The subject site (the ‘site’) is located at 1107 Swan Bay Road, Swan Bay formally known as Lot 14 

DP 1177850. The site is zoned RU2 Rural Landscape under the Port Stephens Local Environmental 

Plan 2013.  

The site is 5.498ha in size and can be described as primarily cleared land with scattered vegetation 

along the site boundaries. The site contains an existing structure located near the eastern boundary 

which appears to be utilised for rural residential purposes. The site has access to grid electricity, 

although, the site is not serviced by Hunter Water with regard to fresh potable water or sewer 

services.   

The site maintains vehicle access from Swan Bay Road, a dual-carriageway unsealed collector 

road. It is noted the section of road servicing the site exists in a dilapidated state, with some areas 

unsealed and other areas with limited road base (one-way portions of sealed road). Swan Bay is an 

isolated rural locality characterised by low-density residential development and rural land uses. The 

locality contains environmentally sensitive land including estuarine and riparian habitats, national 

park, and endangered species. The majority of the Swan Bay area is not connected to reticulated 

services such as sewer, water or road infrastructure that is suitable for a high traffic environment, 

and landholdings are typically constrained by flooding, biodiversity, and bushfire hazards.  

The population of Swan Bay is low, with dispersed dwellings and access to limited local services, 

relying on nearby centres such as Raymond Terrace and Karuah for access to commercial, 

educational and community facilities. With consideration of the Port Stephens Strategic Planning 

Framework, urban intensification has not been identified in this locality.   

An aerial image of the site is provided in Figure 4 below.  
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Figure 4: Aerial GIS imagery of the subject site outlined in yellow 

SITE HISTORY 

There have been a number of applications lodged over the site which are summarised in the 

following table. 
 

Application # Proposal Description Determination Date Determined 

16-2013-768-1 Storage Shed  Approved  19 February 2014 

25-2007-1 Torrens Title Subdivision  Approved  24 July 2009 

The subject site does not have records of contamination or historical applications that would impact 

the proposed development. 

SITE INSPECTION DETAILS 

A site inspection was carried out on 5 February 2025. The subject site can be seen in Photographs 

1 and 2 below.  
 



ORDINARY COUNCIL - 22 JULY 2025 

ITEM 1 - ATTACHMENT 2 PLANNER'S ASSESSMENT REPORT. 

PORT STEPHENS COUNCIL 32 

  

    Page 6 of 37 
16-2024-611-1 

 

Photograph 1: Site Image 1 

 

Photograph 2: Site Image 2 

REFERRALS 

The proposed development was referred to the following internal specialists and external agencies. 

The comments provided by the specialist staff and external agencies have been used to carry out 

the assessment against the S4.15 Matters for Consideration below.  
 

Internal 
 

Development Engineering 

Outcome Not supported 
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Comment 

The application was referred to the Development Engineering Section, who did not 

support the application and requested additional information in regards to the 

following: 

• Inundation risks from coastal impacts based on data from the Port Stephens 

Coastal Management Program. The projections indicate that flood levels will 

increase over time as climate change effects intensify, with the highest 

astronomical tide expected to inundate the site sometime after 2040. 

• The internal loop road was proposed at a level of 1.8m AHD, which is 

500mm below the current day 1% AEP flood level of 2.3m AHD. However, 

Council’s Engineering Section allowed a concession to a level of 2.0m AHD 

based on interpolation from the still water 1% AEP level as identified within 

the supporting Flood Impact and Risk Assessment (FIRA). The applicant 

submitted revised civil engineering plans demonstrating compliance with the 

2.0m AHD road level. 

• The proposed under-cabin parking is located at approximately 1.3m AHD, 

substantially below the DCP-required current day 1% AEP level of 2.3m 

AHD, and no earthworks plan or sufficient details to address this were 

provided. The applicant’s proposition that the perimeter road would act as a 

levee does not adequately address the flood risk or satisfy DCP design 

requirements.  

Given the locality and flood constraints, Councils Development Engineering 

Section have advised the land itself is increasingly impacted by ponding water for 

extended periods of time and is therefore unsuitable land for a tourist facility.   

Heritage  

Outcome Supported unconditionally 

Comment 

The application was referred to Councils Heritage Planner, who supported the 

proposal. The assessment found no heritage constraints associated with the 

project, and the Aboriginal Due Diligence assessment identified no potential harm 

to Aboriginal heritage from the proposal. 

Natural Systems 

Outcome Not supported 

Comment 

Council’s Natural Systems Section requested further information in relation to the 

potential biodiversity impacts associated with the development. Council’s Natural 

System Officer requested the retention of large mature Eucalypts to the east of the 

existing on-site shed, noting their scarcity and visual buffering function. Amended 

site plans demonstrating tree retention were requested. The landscape plan was 

also requested to replace the proposed Acacia pycnantha with a locally endemic 

wattle species. The applicant subsequently amended the design to address these 

matters. 

An Arborist Report was requested where proximity of structures or roads may 

impact retained trees, as well as a clear tree removal and retention plan was also 

requested due to necessary removals for cabins and the wastewater land 

application area. However, the Arborist Report and Tree Removal/Retention Plan 
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was not provided. On this basis, insufficient technical information was lodged with 

the application to assess and manage the environmental impacts associated with 

the development.  

Contributions  

Outcome Supported with conditions 

Comment 

S7.11 contributions apply for the proposed 34 tourist and visitor cabins and 1 

managers residence. As the property benefits from a dwelling entitlement, 1 

dwelling credit has been applied to the manager’s residence should the 

development be approved.  

Environmental Health 

Outcome Supported with conditions 

Comment 

The application was referred to Council’s Environmental Health Section, to assess 

the proposed on-site sewage management systems, noise, land contamination, 

and other considerations associated with the development.  

The site is classified in the ‘Very High Hazard’ category for On-site Sewage 

Management Systems (OSMS), with a flood certificate dated February 2023 

indicating a minimum wastewater level of 2.7m AHD.  

Historical evidence from the Preliminary and Detailed Site Investigation  reports 

and GIS imagery dating from 2014 shows non-compliant wastewater disposal 

practices, and no approvals or details of existing tanks were provided, therefore 

necessitating a Request for Information (RFI) on the status of any existing tanks or 

decommissioning evidence. The submitted On-site Wastewater Management 

Report (Whitehead & Associates, 7 February 2024) considered flood planning 

levels and proximity to priority oyster aquaculture leases, proposing a commercial 

Sewage Treatment Plant with raised Subsurface Irrigation and a 100% reserve 

area.   

Regarding noise, Councils Environmental Health Officer noted limited information 

was provided on potential operational noise impacts from the 34 cabins and 

manager’s residence, being approximately 200m from residential receivers. The 

occupancy and peak periods outlined in the Wastewater Management Report, and 

recreational facilities such as playgrounds, pool, spas, and tennis court were 

identified, suggesting potential noise sources including plant equipment and 

maintenance. An Acoustic Report was requested via RFI to assess cumulative 

noise impacts and provided by Soundscape Acoustic Consultants (dated 14 March 

2025). The Acoustic Report provided concluded that the proposed development 

will meet the requirements of the EPA Noise Policy for Industry, NSW SEPP and 

Port Stephens Council DCP. 

For land contamination, there were no entries on Council’s contaminated land 

registers or notices. Review of Site Investigation and Validation reports provided 

by the applicant found contamination matters appropriately addressed against the 

Resilience and Hazards SEPP, with conditions recommended. 
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Other environmental health comments included observation that the installation 

depths for OSMS components are likely to exceed 1m, requiring management of 

Acid Sulfate Soils (ASS). Should the development be approved, conditions for ASS 

management plans related to OSMS works were recommended. 

 

PLANNING ASSESSMENT 
 

ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979 
 

Section 1.7 – Application of Part 7 of Biodiversity Conservation Act 2016 

The development does not trigger entry into the Biodiversity Offset Scheme, as the proposal does 

not involve native vegetation clearing within a Biodiversity Values Mapped area, exceed the area 

clearing threshold or propose significant ecological impact.   

Section 4.14 – Consultation and development consent (certain bushfire prone land 

The development does not trigger assessment s4.14 of the EP&A Act 1979 due to the development 

being integrated development in accordance with s100B of the Rural Fires Act 1997 and the NSW 

RFS being consulted through the integrated development process in accordance with s4.46 of the 

EP&A Act 1979.  

Section 4.46 - Integrated development 

Section 4.46 EP&A Act provides that development is integrated development if in order to be carried 

out, the development requires development consent and one or more other approvals. The 

proposed development is integrated as it requires approval under the following Acts: 

Rural Fire Service 

Comment: 

The proposed development required an integrated referral under s100B of the Rural 

Fires Act 1997 due to the development being for a special fire protection purposes, 

as defined under the Rural Fires Act and Planning for Bushfire Protection 2019. 

Accordingly, the application was referred to RFS and subsequently supported with 

conditions under Division 4.8 of the Environmental Planning and Assessment Act 

1979 (EP&A Act 1979).  

General Terms of Approval (GTA), issued by the RFS, and dated 15 January 2025, 

include conditions related to the following:  

• Asset Protection Zones; 

• Construction Standards; and 

• Water and Utility Services. 

The GTAs have been attached to the determination.  

The proposed Asset Protection Zone has been provided over area outside of the 

site boundaries with no formal easement / consent from Council as shown on the 

APZ Plan within the Bushfire Assessment Report (prepared by BEMC, dated June 

2023). Specifically, the APZ appears to include Swan Bay Road. Recent case law 

suggests this is not an acceptable solution (Shoalhaven City Council v Easter 

Developments Pty Ltd [2024] NSWLEC 49). However, in the GTAs received from 

NSW RFS, the following statement was made: 
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“No objection is made for the southern APZ to include Swan Bay Road (i.e. to the 

southern edge of the formed road surface) within the required 54m APZ for the 

southern aspect”. 

Section 3.2.5 of the PBP 2019 stipulates that an APZ area should be contained 

within the development site to guarantee in-perpetuity management. For an APZ 

beyond the development site boundary, an 88B agreement under the 

Conveyancing Act or owners consent should be provided.   
 

 

Section 4.15 – Matters for consideration 

When determining a development application, the consent authority must take into consideration 

the matters outlined in Section 4.15(1) of the EP&A Act. The matters of relevance to the 

development application include the following: 

• The provisions of any environmental planning instrument, proposed instrument, development 

control plan, planning agreement and the regulations 

- Any environmental planning instrument, and 

- Any proposed instrument that is or has been the subject of public consultation under this Act 

and that has been notified to the consent authority (unless the Planning Secretary has notified 

the consent authority that the making of the proposed instrument has been deferred 

indefinitely or has not been approved), and 

- Any development control plan, and 

- Any planning agreement that has been entered into under section 7.4, or any draft planning 

agreement that a developer has offered to enter into under section 7.4, and 

- The regulations (to the extent that they prescribe matters for the purposes of this paragraph), 

• That apply to the land to which the development application relates, 

• The likely impacts of that development, including environmental impacts on both the natural and 

built environments, and social and economic impacts in the locality, 

• The suitability of the site for the development, 

• Any submissions made in accordance with this Act or the regulations, 

• The public interest. 

Section 4.15(a)(i) – Any environmental planning instrument 

An assessment has been undertaken against each of the applicable environmental planning 

instruments (EPI’s), as follows: 

State Environmental Planning Policy (Sustainable Buildings) 2022 

State Environmental Planning Policy (Sustainable Buildings) 2022 encourages the design and 

construction of more sustainable buildings to meet NSW climate change targets and adapt to more 

extreme weather, including hotter and drier summers. 

Chapter 3 – Standards for non-residential development 
 

Section 3.2(1) – Application of chapter 

Section 3.2(1) requires that development for non-residential development provides that in deciding 

whether to grant development consent to non-residential development, the consent authority must 

consider whether the development is designed to enable the following: 
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• The minimisation of waste from associated demolition and construction, including by the choice 

and reuse of building materials, 

• A reduction in peak demand for electricity, including through the use of energy efficient 

technology, 

• A reduction in the reliance on artificial lighting and mechanical heating and cooling through 

passive design, 

• The generation and storage of renewable energy, 

• The metering and monitoring of energy consumption, 

• The minimisation of the consumption of potable water. 

The applicant has demonstrated consideration of these sustainability principles throughout the 

design of the proposed development.  

Section 3.2(2) – Development consent for non-residential development 

Section 3.2(2) requires that development consent must not be granted to non-residential 

development unless the consent authority is satisfied the embodied emissions attributable to the 

development have been quantified.  

The proposed development includes a NABERS Embodied Emissions Materials Report which 

complies with Section 3.2. 

State Environmental Planning Policy (Biodiversity And Conservation) 2021 
 

Chapter 3 – Koala habitat protection 2020 

This policy aims to encourage the conservation and management of areas of natural vegetation that 

provide habitat for koalas to support a permanent free-living population over their present range and 

reverse the current trend of koala population decline.  

Chapter 3 applies to land zoned RU1 (Primary Production), RU2 (Rural Landscape) and RU3 

(Forestry) with an area of more than 1 hectare or has, together with adjoining land in the same 

ownership, an area of more than 1 hectare. The site is zoned RU2 Rural Landscape and has an 

area of more than 1 hectare, therefore the provisions of this chapter apply. 

Section 3.6 to 3.8 – Three step process  

Sections 3.6 - 3.8 provide a 3-step assessment process which must be followed by the consent 

authority for development on land to which this chapter applies. The 3-step assessment is provided 

in the following table. 

Clause Matter for consideration 

3.6 & 3.7 
Step 1 and Step 2 

The site is not considered potential koala habitat or core koala habitat. . 

Comment 

The site is not mapped as containing potential koala habitat or core koala habitat. 

However, six trees are proposed to be removed as part of the development. These 

trees are not identified as preferred koala feed species under the relevant koala 

habitat mapping or species lists. Nonetheless, these trees contribute to broader 

ecological values and landscape connectivity. The applicant has submitted a 

landscape plan which includes compensatory plantings using locally endemic 

species to offset those proposed for removal.  

3.6 & 3.7 Step 3 
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The site contains core koala habitat, however, the proposed development is 

consistent with Council’s Comprehensive Koala Plan of Management. 

Comment N/A – no core koala habitat identified on site.  

 

State Environmental Planning Policy (Resilience And Hazards) 2021 
 

Chapter 2 – Coastal management 

The subject land is located with land within proximity to mapped wetlands; as such, the provisions 

of Chapter 2 of the RH SEPP are required to be considered when determining an application.  

Section 2.8 – Development within the proximity area for coastal wetlands 

As per Section 2.8 of Chapter 2 of the RH SEPP, development consent must not be granted to 

development on land identified as ‘proximity area for coastal wetlands’ unless the consent authority 

(Council) is satisfied that the proposed development will not significantly impact the biophysical or 

ecological integrity of the adjacent coastal wetland of the quantity/quality of surface and ground 

water flows to and from the adjacent wetland.  

The site is mapped within the “proximity area for coastal wetlands” and Council’s Natural Systems 

Section has confirmed that mapped coastal wetlands are located directly south of the site.  

While the applicant submitted a Water Quality Assessment (MW Civil Consulting, April 2025) 

outlining a treatment train including grass buffer strips, bio-retention basins, and 5kL rainwater tanks 

per cabin, the study fails to respond to the broader hydrological challenges of the site, including 

nuisance flooding and water conveyance constraints associated with the development. Without 

considering broader catchment wide hydraulic impacts, Council cannot be satisfied that the 

development will not adversely impact the adjacent coastal wetland or result in water quality 

degradation, consequently contrary to Section 2.8 of the RH SEPP. 

Section 2.10 – Development within the coastal environment area 

As per Section 2.10 of Chapter 2 of the RH SEPP, development consent must not be granted for 

development within the coastal environment area unless the consent authority has considered 

whether the development will cause impact to the integrity of the biophysical and ecological 

environment, the values and natural coastal processes, marine vegetation, native vegetation and 

fauna and existing public open space and access to and along the foreshore.  

The development is located approximately 230 metres from a waterbody, and does not directly 

restrict public access to the foreshore. However, Council’s Natural Systems Section has identified 

that the nearby Waterfront Road (east of the site) is a known habitat for a high number of threatened 

and migratory shorebirds. 

Although the development will not result in direct impacts on this habitat, increased human activity 

in the area associated with the tourism land use has the potential to disturb sensitive bird species, 

particularly if guests frequent the foreshore area. It is considered likely that recreational activities 

such as boating or fishing will occur by users of the proposed tourist accommodation. To mitigate 

impacts, Council’s Natural Systems Section recommended visitor education materials regarding 

wildlife protection and responsible use of natural areas be included as an ongoing site condition 

should approval be granted, however this would be difficult to enforce. 

It is also noted that the foreshore area is not supported by public infrastructure such as toilets, 

garbage bins, or seating. The absence of these facilities means increased visitation may negatively 

affect the natural environment, visual amenity, and public amenity of the area. 
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Section 2.11 – Development within the coastal use area 

As per Section 2.11 of Chapter 2 of the SEPP, development consent must not be granted for a 

development unless the consent authority has considered existing and safe access to and along the 

foreshore, overshadowing and loss of views, visual amenity and scenic qualities and heritage 

values. The consent authority must also be satisfied that the development is designed and sited to 

avoid adverse impacts and to ensure the development has taken into account the surrounding built 

environment in its design.  

Whilst the proposal does not impact existing view corridors or heritage values, the intensification 

and use of the site for tourist and visitor accommodation may adversely impact the scenic and 

natural coastal setting, particularly due to the lack of existing infrastructure to accommodate a 

significant increase in visitors to the foreshore. 

While the development has been sited to avoid direct environmental impacts, however, the broader 

cumulative impacts from visitor behaviour and infrastructure constraints have not been addressed.  

Section 2.12 – Development within the coastal zone generally 

Section 2.12 of Chapter 2 of the SEPP requires consideration to whether the development would 

increase the risk of coastal hazards.   

While the proposal may meet certain design and specification standards (e.g., water quality 

controls), the intensification of the site for tourist purposes on a low-lying, ecologically sensitive site, 

with limited site access, no public infrastructure, and directly adjacent to mapped coastal wetlands, 

raises significant concerns regarding the appropriateness of the development in the coastal zone. 

The proposal does not adequately respond to the environmental sensitivities or land use constraints 

of the coastal setting, and lacks sufficient detail on operational management, including measures to 

avoid or mitigate impacts associated with increased visitor behaviour, access control, and human 

interaction with natural areas. 

Section 2.13 – Development in coastal zone generally—coastal management programs to be 
considered 

The site is mapped on the Coastal Risk Map of the Port Stephens Coastal Management Program 
(CMP). The CMP sets out actions to manage coastal hazards such as inundation, erosion, and dune 
movement over the next 10 years. It provides guidance for Council, public authorities, and land 
managers to reduce risks, protect the environment, support sustainable development, and respond 
to climate change. The Coastal Management Program Stage 2 Report determined risks, 
vulnerabilities and opportunities.  
 
The CMP Report identified that the Swan Bay foreshore features a series of informal and degraded 
coastal protection structures, largely constructed in a piecemeal and reactive manner. There is 
minimal sand present, and erosion is evident along unprotected areas, extending into the land 
behind the foreshore. Overall, the foreshore along Waterfront Road is considered largely 
unprotected. The advanced deterioration of existing structures, caused by inundation, undersized 
armour, and lack of proper construction, indicates that the shoreline is unstable and will likely 
continue to erode unless active management and remediation measures are undertaken. 
 
While it is considered that direct impacts to the coastal foreshore are unlikely to result from the 
proposed development, indirect impacts may arise through increased visitor activity, uncontrolled 
access, and interactions with sensitive coastal areas. The proposal has not addressed these 
environmental sensitivities or the land use constraints of the coastal setting.  

Chapter 4 – Remediation of land 
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Section 4.6 – Contamination and remediation to be considered 

In accordance with Section 4.6 of Chapter 4 of the Resilience and Hazards SEPP, the consent 

authority must consider whether the site is contaminated and if it is suitable for the proposed use. 

A Preliminary and Detailed Site Investigation (Qualtest Report, 1 September 2023) identified total 

recoverable hydrocarbons (TRH) in the soil. The contaminated material was subsequently 

excavated and disposed of at a licensed waste facility on 26 September 2023. 

Following remediation, a validation sample confirmed TRH concentrations were below relevant 

human health and ecological investigation criteria. The post-remediation model indicated no 

exposure pathways to human or ecological receptors, including wildlife. 

It is unclear whether the remediation works were undertaken with development consent, no record 

of consent nor notification to Council of these works were found within Council’s system. Despite 

this, the Validation Report (Qualtest, 11 October 2023) confirms the site is now suitable for the 

proposed cabin accommodation. Accordingly, the proposal satisfies the requirements of Chapter 4 

of the Resilience and Hazards SEPP. 

State Environmental Planning Policy (Transport and Infrastructure) 2021 
 

Port Stephens Local Environmental Plan 2013 (PSLEP2013) 
 

Clause 1.9A – Suspension of covenants, agreements and instruments 

Clause 1.9A identifies that development on land in any zone to be carried out in accordance with 

this Plan or with a consent granted under the Act, any agreement, covenant or other similar 

instrument that restricts the carrying out of that development does not apply to the extent necessary 

to serve that purpose. 

Clause 2.3 – Zone objectives and land use table 

Clause 2.3 identifies that each land use zone in the land use table specifies the following: 

• The objectives for development, and 

• Development that may be carried out without development consent, and 

• Development that may be carried out only with development consent, and 

• Development that is prohibited. 

This Clause outlines that the consent authority must have regard to the objectives for development 

in a zone when determining a development application in respect of land within the zone. 

The proposed development is defined as tourist and visitor accommodation (specifically titled 

holiday cabins), which is permissible with consent in the RU2 Rural Landscape zone. PSLEP 2013 

defines tourist and visitor accommodation as: 

“A building or place that provides temporary or short-term accommodation on a commercial 

basis, and includes any of the following— 

(a) backpackers’ accommodation, 

(b) bed and breakfast accommodation, 

(c) farm stay accommodation, 

(d) hotel or motel accommodation, 

(e) serviced apartments, 

but does not include— 

(f) camping grounds, 
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(g) caravan parks, or 

(h) eco-tourist facilities.” 

In the PSLEP 2013, the RU2 Rural Landscape zone expressly prohibits certain subtypes, including 

backpackers’ accommodation, hotel or motel accommodation, and serviced apartments. However, 

tourist and visitor accommodation is a group term that includes both listed subtypes and other forms 

not specifically defined. 

In accordance with the Department of Planning’s Practice Note PN 11-003, where a group term is 

permissible in a zone, forms of development that fall within that group term but are not individually 

defined, such as holiday cabins or tourist cabins, are considered permissible with consent (see 

Figure 5 below). 

A relevant extract from the Practice Note is provided below, illustrating that ‘other tourist and visitor 

accommodation not specifically defined’ is permissible under the group term. 

 
Figure 5: Extract of Department of Planning’s Practice Note PN 11-003 

The objectives of the RU2 Rural Landscape zone are as follows: 

• To encourage sustainable primary industry production by maintaining and enhancing the 

natural resource base. 

• To maintain the rural landscape character of the land. 

• To provide for a range of compatible land uses, including extensive agriculture. 

• To facilitate a variety of tourist and visitor-orientated land uses that complement and 

promote a stronger rural sector appropriate for the area. 

An assessment against the RU2 zone objectives is outlined below. 

Objective  Response  

Objective 1: To encourage 

sustainable primary industry 

production by maintaining and 

enhancing the natural resource 

base. 

• Not applicable. The proposed development does not 

support or relate to primary industry production.  
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Objective  Response  

Objective 2: To maintain the rural 

landscape character of the land. 

• The construction of multiple tourist holiday cabins on a 

relatively cleared rural site risks introducing built form and 

human activity that is inconsistent with the open, low-

density rural character of the locality. 

• While design treatments may assist in softening the visual 

impact, the scale and nature of the proposed land use 

introduces a more intensive, tourism-focused function 

which may impact the rural landscape values of the area 

over time. 

Objective 3: To provide for a range 

of compatible land uses, including 

extensive agriculture. 

• While tourist and visitor accommodation may be 

compatible in certain rural contexts, the subject site is not 

located within an established or emerging tourism precinct, 

nor is it associated with a broader agricultural or 

environmental tourism offering (e.g. farm stay or eco-

tourism). 

• The absence of supporting rural activity, agricultural 

operations, or environmental interpretation limits the 

compatibility of the proposal with other rural land uses in 

the locality. 

Objective 4: To facilitate a variety of 

tourist and visitor-oriented land uses 

that complement and promote a 

stronger rural sector appropriate for 

the area. 

• Although the development proposes a tourism-related land 

use, it does not demonstrate how it would actively 

contribute to the strength or sustainability of the local rural 

sector. 

• Swan Bay is not identified in the Port Stephens strategic 

planning framework as a key tourism node or an area 

targeted for rural tourism growth. 

• The locality lacks the essential infrastructure typically 

required to support tourist activity, including public toilets, 

local parks, signage, waste facilities, and other community 

amenities provided or maintained by Council. 

• The limited availability of services, combined with 

environmental constraints, unsealed roads, and lack of 

essential services (i.e. fresh potable water and sewer), 

further reduces the suitability of the area to accommodate 

visitor accommodation without placing pressure on the 

environment or limited local infrastructure. 

Although the proposed development is permissible with consent under the RU2 Rural Landscape 

zone, it is not considered consistent with the objectives of the zone. The proposal does not support 

or enhance rural productivity, is unlikely to maintain the rural landscape character, and does not 

integrate with or support broader rural or agricultural uses. The locality lacks the infrastructure and 

strategic support required to accommodate the scale of tourism proposed, and as such, the proposal 

is considered inconsistent with the objectives of the zone. 

The site supports a split zone, noting a very small portion of the eastern part of the lot is zoned R2 

Low Density Residential. Whilst tourist and visitor accommodation is not permissible in the R2 zone, 

there are no works or development proposed within this segment of the site. Accordingly, the 
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development is only being considered against the objectives of the RU2 Rural Landscape zone as 

outlined above.  

Clause 2.7 – Demolition requiring development consent 

Clause 2.7 identifies that the demolition of a building or work may be carried out only with 

development consent, unless identified as exempt development under an applicable environmental 

planning instrument.  

The proposed development requires the demolition of an existing shed/residential structure. 

Accordingly, conditions of consent could be included in order to mitigate potential impacts during 

demolition works. 

Clause 4.3 – Height of buildings 

The objectives of this clause are to ensure the height of buildings is appropriate for the context and 

character of the area and to ensure building heights reflect the hierarchy of centres and land use 

structure. Clause 4.3(2) provides that the height of a building on any land is not to exceed the 

maximum height shown for the land on the Height of Buildings Map. 

The proposed development has a maximum height of 6.6 metres, which is below the maximum 

permissible building height of 9 metres specified on the Height of Buildings Map. 

Clause 5.10 – Heritage conservation 

The objectives of this clause are to conserve the environmental heritage of Port Stephens, to 

conserve the heritage significance of heritage items and heritage conservation areas, including 

associated fabric, settings and views, to conserve archaeological sites, and to conserve Aboriginal 

objects and Aboriginal places of heritage significance. 

In accordance with Clause 5.10(4) the consent authority must, before granting consent under this 

clause in respect of a heritage item or heritage conservation area, consider the effect of the 

proposed development on the heritage significance of the item or area concerned. 

The proposed development is not located within or in proximity to any local or state listed heritage 

items or conservation areas. An Aboriginal Heritage Management Systems (AHIMS) search and an 

Archaeological Due Diligence Assessment was provided with the application, which showed that 

there are no recorded Aboriginal heritage sites or items within the subject site, or in close proximity 

to the subject site. The application was also referred to Council’s Heritage Planner who concluded 

that there are no heritage constraints associated with the project. The Aboriginal Due Diligence 

assessment did not identify that any harm would be caused to Aboriginal Heritage from this proposal. 

As such, no adverse impact to Aboriginal heritage from the development is expected.  

Clause 5.21 – Flood planning 

The objectives of this clause are to minimise the flood risk to life and property associated with the 

use of land, to allow development on land that is compatible with the flood function and behaviour 

on the land, taking into account projected changes as a result of climate change, to avoid adverse 

or cumulative impacts on flood behaviour and the environment, and to enable the safe occupation 

and efficient evacuation of people in the event of a flood. 

Clause 5.21(2) provides that the consent must not be granted to development on land the consent 

authority considers to be within the flood planning area unless the consent authority is satisfied the 

development complies with the following matters: 

• Is compatible with the flood function and behaviour on the land. 
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• Will not adversely affect flood behaviour in a way that results in detrimental increases in the 

potential flood affectation of other development or properties. 

• Will not adversely affect the safe occupation and efficient evacuation of people or exceed the 

capacity of existing evacuation routes for the surrounding area in the event of a flood. 

• Incorporates appropriate measures to manage risk to life in the event of a flood. 

• Will not adversely affect the environment or cause avoidable erosion, siltation, destruction of 

riparian vegetation or a reduction in the stability of river banks or watercourses. 

Clause 5.21(3) provides that in deciding whether to grant development consent on land to which this 

clause applies, the consent authority must consider the following matters: 

• The impact of the development on projected changes to flood behaviour as a result of climate 

change. 

• The intended design and scale of buildings resulting from the development. 

• Whether the development incorporates measures to minimise the risk to life and ensure the safe 

evacuation of people in the event of a flood. 

• The potential to modify, relocate or remove buildings resulting from development if the 

surrounding area is impacted by flooding or coastal erosion. 

Compatibility and flood affection 

The proposed development is located on land mapped as being Flood Planning Area. The mapped 

flood mechanism impacting on the site originates from the coast and is a result of tidal inundation, 

storm surge and sea level rise with the nominated flood risk level being High Hazard Flood Fringe 

Area. In accordance with Figure BI of the DCP, the development would comprise tourist and visitor 

accommodation which is a sensitive and hazardous land use and is considered to be an unsuitable 

land use for the ‘High Hazard Flood Fringe Area’ flood risk category of the site. The relevant finished 

floor levels to the development are: 

• Probable Maximum Flood Level (PMF) = RL 3.2 metres AHD. 

• Flood Planning Level (FPL) = RL 3.6 metres AHD. 

• Current 1% AEP Level = RL 2.3 metres AHD. 

• Adaptable Minimum Floor Level (AMFL) = RL 3.3 metres AHD. 

• On-Site Waste Water Level (OSWWL) = RL 2.7 metres AHD. 

In addition to Council’s mapped flood data, observed conditions following heavy rainfall indicate 

localised surface water flooding, likely due to the site’s extremely flat topography (with a fall of less 

than 0.2%) and poor soil infiltration capacity. Geotechnical investigations within the On-site 

Wastewater Management Report (WMR) prepared by Whitehead & Associates Environmental 

Consultants Pty Ltd confirm that the soil profile comprises a thin horizon of silty clay loam overlying 

a dense, massive clay subsoil (Category 6), with extensive mottling observed throughout. While a 

shallow water table was not encountered at the time of testing, the presence of mottling and low-

permeability soils indicates restricted vertical drainage and result in water retention/ponding 

following rainfall. These conditions are typically not captured in Council’s flood mapping data. 

 

Current site images as shown in Figure 6 below, and Nearmap imagery demonstrate that parts of 

the site are often wet, with ponding depths of over 100mm that could remain for extended periods 

due to the lack of fall and drainage. 
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Figure 6: Site image showing surface water flooding (January 2025) 

It is considered that this nuisance flooding/inundation has not been adequately considered during 

the design of the proposed tourist facility. The proposed raised loop road has the potential to act as 

a levee, trapping water within the site and preventing surface drainage, consequently worsening 

localised nuisance flooding. 

This issue is compounded by the lack of information or clarity around stormwater management. 

While the stormwater design is expected to consider existing conditions, it is unclear how water is 

intended to reach the proposed headwalls. With such minimal natural fall (0.2%), achieving a 

compliant flow, typically requiring around a 2% grade, is unfeasible without introducing fill or 

alternative drainage solutions. As no fill is proposed within the loop road, the site lacks any identified 

path for discharge. As designed, the loop road will likely trap water internally, resulting in ponding 

that may only clear via evaporation or slow seepage into the ground. There is no identified path for 

surface water drainage. 

This condition poses health risks, including: 

• Breeding of mosquitoes and increased risk of diseases such as Ross River Virus 

• Spread of waterborne diseases 

• Promotion of mould and fungal growth 

• Attraction of vermin and pests 

• Slip and fall hazards 

It’s noted that these issues will intensify into the future with climate change. The development 

includes a pool, play equipment and other recreational facilities. If these are to be located at existing 

ground level, these facilities are likely to be impacted by frequent nuisance flooding, potentially at 
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recurrence intervals greater than 5% AEP events. Additionally, the Coastal Management Program 

(CMP) data indicates that the Highest Astronomical Tide (HAT) could inundate the development 

within approximately 20 years.  

Occupation and evacuation 

The proposed development includes 34 tourist cabins and a manager’s residence. The submitted 

Waste Management Report prepared by Whitehead & Associates Environmental Consultants Pty 

Ltd estimates cabin occupancy at two (2) equivalent population per bedroom, resulting in an 

assumed capacity of six (6) per cabin cluster/pair. On this basis, a maximum occupancy of 102 

people has been assumed. It is proposed a maximum of two (2) resident managers will be 

accommodated in the residence, and up to 10 non-resident full time equivalent staff members will 

attend the site daily to provide cleaning and maintenance services. This equals a total of 114 people 

onsite exposed to high risk flood prone land.  

A Request for Information (RFI) was issued on 19 February 2025 which required that proposed 

internal loop road provide flood free access. Council’s Engineering Section endorsed a level of 2m 

AHD instead of strict compliance with the 1% AEP (2.3m AHD). This concession was made due to 

the still water 1% AEP level of 1.9m as suggested by the Flood Impact Risk Assessment and 

interpolating to current day (i.e. 2024). The applicant responded with revised civil engineering plans 

demonstrating compliance with the 2m AHD road level. Should the application be supported, 

conditions of consent will be recommended requiring evacuation design at the 2m AHD road level, 

and preparation of a Flood Emergency Response Plan. 

Risk to life and property 

In accordance with Figure BJ in the DCP, tourist and visitor accommodation, being a type of 

sensitive and hazardous development, is required to have habitable and non-habitable rooms with 

an FFL equal to PMF level of 3.2 metres. The development plans submitted with the proposal show 

the FFL of the development at RL 3.6m AHD which design to the FPL and above the PMF.  

The under-cabin parking does not need to meet the 1% AEP flood level. The applicant’s rationale 

for this is that the perimeter road is 2m AHD and provides a levee between flooding and the under-

cabin parking. Swan Bay Road is at a level of approximately 1.6m AHD and therefore flooding will 

occur long before it reaches the levee/perimeter road. In this sense, an emergency management 

plan should identify the level at which an evacuation should take place, which should be long before 

Swan Bay is inundated. Should the application be supported, conditions of consent requiring 

structural certification of buildings and structures to withstand a PMF flood event will be 

recommended to manage the inherent risk to life and property. Although given the isolated nature 

of the site and flood risk, safe evacuation and measures to mitigate damage to property in 

accordance with cl. 5.21 of the PSLEP have not been adequately addressed.  

The environment and off-site flooding impacts  

The proposed development includes a Flood Impact Risk Assessment (FIRA) which confirms the 

proposal would not cause any adverse offsite flooding impacts by way of increased velocity and 

flood inundation. The flood assessment was reviewed by Council’s Flooding Engineer who 

concurred with the findings of the FIRA.   

The site is mapped within the draft Port Stephens Coastal Management Program (CMP), noting the 

FIRA assessed that the site is elevated at around 1.5 m AHD. Taking a 50-year design life for the 

proposed development, toward the end of this design life (2070) the site is expected to become 

inundated multiple times per year (highest astronomical tide level). This presents a level of nuisance 
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flooding that will impact the day-to-day operation of the facility that has not been mitigated or 

addressed as part of the proposal.  

Clause 5.22 Special flood considerations 

Clause 5.22 provides the development consent must not be granted to development on land to 

which this clause applies unless the consent authority has considered whether the development will 

affect the safe occupation and efficient evacuation of people in the event of a flood, incorporates 

appropriate measures to manage risk to life in the event of a flood, and will adversely affect the 

environment in the event of a flood. 

The Flood Impact and Risk Assessment (FIRA) provided with the DA, included details about flood 

warning and emergency response for the proposed development. The primary response for a flood 

emergency is proposed as site evacuation and proactively managing site bookings (i.e. cancelling 

if conditions require). This strategy relies on the site manager to be aware of the flood constraints 

of the site and proactively manage the flood risk to the park inhabitants.  

The FIRA proposes a flood response strategy based on early evacuation and proactive site 

management, including cancellation of bookings when required. However, this strategy is dependent 

on the ongoing presence and competence of on-site management, and there is no mechanism for 

Council to ensure these behaviours are maintained in perpetuity. 

While it is acknowledged that cabins are designed above the PMF level and could provide temporary 

flood refuge, this is not a substitute for safe, reliable evacuation infrastructure. Isolation during flood 

events, even if limited to a few hours, presents serious risks, particularly to vulnerable persons such 

as children or elderly guests. 

It is recommended that any consent (if granted) require the certification of the cabins’ structural 

capacity to withstand PMF impacts, and that an enforceable, site-specific Flood Emergency 

Response Plan be submitted and updated regularly. However, such conditions do not overcome the 

fundamental unsuitability of the site for this form of development. 

Clause 7.1 – Acid sulfate soils 

The objective of this clause is to ensure that development does not disturb, expose or drain acid 

sulfate soils and cause environmental damage.  

The subject land is mapped as containing potential Class 3 acid sulfate soils. Should the application 

be supported, the proposed piers are expected to be anchored substantially below surface level to 

withstand the forces of flood waters. Should the application be supported, a condition of consent will 

also be included requiring preparation of an ASSMP.  

Clause 7.2 – Earthworks 

The objective of this clause is to ensure that earthworks for which development consent is required 

will not have a detrimental impact on environmental functions and processes, neighbouring uses, 

cultural or heritage items or features of the surrounding land. 

In accordance with Clause 7.2(3), before granting development consent for earthworks (or for 

development involving ancillary earthworks), the consent authority must consider the following 

matters:  

• The likely disruption of, or any detrimental effect on, drainage patterns and soil stability in the 

locality of the development. 

• The effect of the development on the likely future use or redevelopment of the land.  

• The quality of the fill or the soil to be excavated, or both. 
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• The effect of the development on the existing and likely amenity of adjoining properties. 

• The source of any fill material and the destination of any excavated material. 

• The likelihood of disturbing relics. 

• The proximity to, and potential for adverse impacts on, any waterway, drinking water catchment 

or environmentally sensitive area. 

• Any appropriate measures proposed to avoid, minimise or mitigate the impacts of the 

development.  

The proposed development includes significant earthworks to facilitate construction of the internal 

loop road, raised mound for the reception and parking areas, and the proposed on-site sewer 

management system. The reception building and associated parking will be constructed on a raised 

pad built up to RL 2.00m AHD, with the existing level at approximately RL 1.30m AHD, requiring 

about 700mm of compacted fill. 

Earthworks associated with the loop road are extensive, with an estimated 2,600 cubic metres of fill 

to establish road levels and provide functional vehicle circulation. Additionally, 3,210 cubic metres 

of topsoil is required to construct the Surface Irrigation System Land Application Area (SSI LAA), 

which must be raised above the On-Site Sewage Wastewater Level (OSWWL) of RL 2.70m AHD, 

including allowances for batter slopes. 

As discussed under Clause 5.21, the design of the loop road has the potential to impede natural 

drainage and cause localised nuisance flooding within the site. While indicative levels are provided, 

a detailed bulk earthworks plan has not been submitted to demonstrate how drainage and erosion 

risks will be managed.  

There is low likelihood of disturbing any relics, as outlined under Clause 5.10. 

The functional need for the proposed fill and earthworks is noted, however the absence of a bulk 

earthworks and satisfactory drainage plan limits the ability to fully assess compliance with Clause 

7.2 of the PSLEP. Further information would be required to confirm that the proposed works will not 

result in adverse impacts on environmental processes, amenity, or site stability, which has not been 

provided. 

Clause 7.6 – Essential services 

Cause 7.6 provides that development consent must not be granted to development unless the 

consent authority is satisfied that services that are essential for the development are available or 

that adequate arrangements have been made to make them available when required. The essential 

services include the following: 

• The supply of water. 

• The supply of electricity. 

• The disposal and management of sewage. 

• Stormwater drainage or on-site conservation. 

• Suitable vehicular access. 

The proposal is for tourist and visitor accommodation comprising 34 cabins, associated 

infrastructure, and services on an un-serviced rural site. The following assessment is made against 

each subclause of Clause 7.6: 

 

a) Supply of Water 



ORDINARY COUNCIL - 22 JULY 2025 

ITEM 1 - ATTACHMENT 2 PLANNER'S ASSESSMENT REPORT. 

PORT STEPHENS COUNCIL 49 

  

    Page 23 of 37 
16-2024-611-1 

The site is not connected to a reticulated water supply. The applicant proposes 34 x 5,000L rainwater 

tanks (1 per cabin), providing a total of 170,000L. However, no information has been provided to 

confirm: 

• Whether this volume is sufficient to meet the potable water needs of all occupants (total 

equivalent population of 114 persons), 

• How potable water will be treated to comply with the Australian Drinking Water Guidelines 

(ADWG), 

• Whether additional tanks or systems will service the two (2) resident managers and 10 non-

resident staff, and 

• How potable supply will be maintained during periods of low rainfall. 

The submitted Bushfire Assessment Report identifies a requirement for 10,000L of static water per 

pair of cabins dedicated to firefighting. It must be assumed that this requirement will be met via 

separate tanks not included in the 170,000L potable water calculation. However, no plans, 

specifications or commitment to provide the firefighting water supply have been submitted. 

As such, the application does not currently demonstrate that adequate arrangements have been 

made for the supply of potable water or firefighting water, and further information is required to 

satisfy subclause (a). 

(b) Supply of Electricity 

The Statement of Environmental Effects submitted with the application states that the development 

will be connected to the local electricity network. Connection is considered feasible based on existing 

infrastructure in the locality. Adequate arrangements are likely to be in place, subject to standard 

conditions. 

(c) Disposal and Management of Sewage 

The site is not connected to a reticulated sewer network, so on-site wastewater treatment is 

proposed. The On-Site Wastewater Management Report (Whitehead & Associates, Ref. 

3659_Letter_003, 4 March 2025) confirms that relevant constraints, such as flood planning levels 

and the proximity of priority oyster-aquaculture leases, have been properly addressed. The proposal 

involves a commercial sewage treatment plant discharging to an elevated subsurface irrigation area. 

A full (100%) reserve area will have to be conditioned and must satisfy all buffer requirements to 

stormwater infrastructure and other wastewater systems (e.g. raingardens and pool backwash 

lines). A Section 68 approval would be required should the development be approved.  

(d) Stormwater Drainage or On-site Conservation 

The Civil Design (Figure 7) proposes the development of a cabin park accessed via a raised internal 

loop road and serviced by an underground stormwater system that includes 375mm reinforced 

concrete pipes (RCP) with headwalls and floodgates. The proposed design also includes swale 

drains, diversion drains along the northern and western boundaries, and connection points for 

individual cabin sites. Some aspects of the civil design respond to site constraints include the raised 

loop road, which has been designed to remain functional during flooding. Additionally, the inclusion 

of floodgates to prevent backflow into the site, and the use of diversion drains to manage overland 

flow from adjacent properties, demonstrate an attempt to mitigate external flood risk sources. 
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Figure 7: Proposed Civil Design 

However, the design does not accommodate the internal stormwater drainage needs of the 

development adequately. As discussed in response to clause 5.21 above, the site has extremely 

limited gradient (less than 0.2%) and underlying soils with very low permeability that restricts vertical 

drainage. Extensive soil mottling and site observations confirm that surface water ponding and 

saturation occur frequently following rainfall. Photographic and Nearmap evidence indicating 

standing water depths of over 100mm across portions of the site. Despite these existing constraints, 

the stormwater drainage system does not demonstrate how water will be directed toward the 

proposed headwalls, nor does it show how positive drainage grades, typically requiring a minimum 

of 1–2%, will be achieved. The lack of fill across the entire development site and absence of any 

engineered drainage layer or pumping solution likely worsens this issue. 

Furthermore, the raised loop road may inadvertently act as a levee, creating an enclosed basin 

within which stormwater and surface flows may be trapped. This design flaw has not been addressed 

or mitigated through the provision of breaks in the road alignment or culverts to allow for internal 

surface water escape. The consequence of this is likely to be regular and prolonged surface ponding 

across parking area, recreational areas, and communal open spaces. This has significant 

implications for public health and safety, with potential risks including mosquito breeding (and 

associated vector-borne diseases), waterborne pathogens, fungal growth, and slip hazards.  

In summary, while some components of the Civil Design demonstrate consideration for access and 

external flooding, the design as a whole does not respond adequately to the site’s known internal 

drainage limitations, frequent ponding issues, or broader flood and coastal risks. Without significant 

redesign to incorporate a viable drainage solution, site filling, or mechanical drainage solutions, the 

proposed development is likely to experience ongoing nuisance flooding, poor amenity outcomes, 

and heightened public health and environmental risks. 

 

(e) Suitable Road Access 
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Access to the site is available via Swan Bay Road. When considered in the context of the current 

conditions of Swan Bay Road, including an approximately 2km section of unsealed pavement to the 

west of the site, narrow shoulders, and existing crash history, the proposed traffic generation, which 

has not been accurately calculated, indicates that the development is likely to have an unacceptable 

impact on the safety, capacity and ongoing maintenance of the local road network. This is further 

assessed in response to Section B8 of the PSDCP 2014 below.  

Given these constraints, the proposal does not currently provide suitable road access and fails to 

demonstrate compliance with Clause 7.6(e). 

The proposed development does not currently satisfy Clause 7.6(a) or (e) of the PSLEP 2013. 

Further information is required to confirm the adequacy of potable and firefighting water supply, on-

site sewage and stormwater management, and road access. Consent cannot be granted until these 

matters are resolved. 

Clause 7.9 – Wetlands 

The objective of this clause is to ensure that wetlands are preserved and protected from the impacts 

of development. Before determining a development application for development on land to which 

this clause applies, the consent authority must consider: 

• Whether or not the development is likely to have any significant adverse impact on the following: 

- The condition and significance of the existing native fauna and flora on the land, 

- The provision and quality of habitats on the land for indigenous and migratory species, 

- The surface and groundwater characteristics of the land, including water quality, natural water 

flows and salinity, and 

- Any appropriate measures proposed to avoid, minimise or mitigate the impacts of the 

development. 

In addition, development consent must not be granted to development on land to which this clause 

applies unless the consent authority is satisfied that— 

• The development is designed, sited and will be managed to avoid any significant adverse 

environmental impact, or 

• If that impact cannot be reasonably avoided—the development is designed, sited and will be 

managed to minimise that impact, or 

• If that impact cannot be minimised—the development will be managed to mitigate that impact. 

Site plans identify an ephemeral watercourse in the southwestern corner of the site, which is being 

retained and not impacted by the proposal. 

A small portion of land along the southern boundary is mapped under the PSLEP as containing 

wetlands. However, site inspection by Council’s Natural Systems Section confirms this area is 

dominated by cleared, exotic vegetation and lacks the ecological characteristics typical of freshwater 

wetlands. As such, the PSLEP mapping is considered to be inaccurate for this location, and the 

application of the Wetlands provisions under the PSLEP is not considered applicable in this instance. 

Section 4.15(a)(ii) – any draft environmental planning instrument that is or has been placed 

on public exhibition 

The site is mapped on the Coastal Risk Map of the draft Port Stephens Coastal Management 

Program (CMP). The draft CMP sets out actions to manage coastal hazards such as inundation, 

erosion, and dune movement over the next 10 years. It provides guidance for Council, public 
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authorities, and land managers to reduce risks, protect the environment, support sustainable 

development, and respond to climate change. 

The Coastal Management Program Stage 2 Report determined risks, vulnerabilities and 

opportunities. The report identified that Swan Bay foreshore features a series of informal and 

degraded coastal protection structures, largely constructed in a piecemeal and reactive manner. 

There is minimal sand present, and erosion is evident along unprotected areas, extending into the 

land behind the foreshore. 

Overall, the foreshore along Waterfront Road is considered largely unprotected. The advanced 

deterioration of existing structures, caused by inundation, undersized armour, and lack of proper 

construction, indicates that the shoreline is unstable and will continue to erode unless active 

management and remediation are undertaken. 

Section 4.15(a)(iii) – Any development control plan   
 

Port Stephens Development Control Plan 2014 (PSDCP 2014) 

The Port Stephens Development Control Plan 2014 (DCP) is applicable to the proposed 

development and has been assessed below.  

Chapter B – General Provisions 
 

B2 – Natural Resources 

This Chapter applies to development located within 500m of environmentally sensitive areas, 

development that contains koala habitat, noxious weeds or development that is seeking to use 

biodiversity credits. 

The objectives of this Chapter are: 

• To ensure adequate consideration is provided to the protection and conservation of items of 

environmental significance; 

• To provide further guidance for the use of biodiversity offsets within the Port Stephens local 

government area;  

• To reduce the negative impact of biosecurity risks (weeds) on the economy, community and 

environment by eliminating or restricting their geographical spread; and  

• To encourage the proper conservation and management of areas of natural vegetation that 

provide koala habitat to ensure a permanent free-living population over their present range and 

reverse the current trend of koala population decline. 

This Chapter requires assessment of the proposed development in accordance with the 

requirements of the NSW Biodiversity Conservation Act 2016 and Port Stephens Comprehensive 

Koala Plan of Management (CKPoM). See these sections for further details.  

The site is located within proximity to sensitive ecological features, including estuarine and foreshore 

environments located approximately 230 metres to the east. Council’s Natural Systems Section has 

confirmed that the nearby area, particularly around Waterfront Road, is a known habitat for migratory 

and threatened shorebird species. 

While the development does not involve the direct removal of mapped habitat, the anticipated 

increase in human activity from the proposed tourist accommodation has the potential to indirectly 

impact nearby ecologically sensitive areas. Activities such as walking, boating, and fishing near 

shorebird roosting and foraging sites could disturb fauna, particularly during breeding or migratory 

periods. These risks are likely increased by the absence of supporting public infrastructure, such as 
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toilets, bins, or designated walkways, along the foreshore, which may lead to increased littering, 

trampling of native vegetation, and general environmental degradation. 

The development originally proposed the removal of nine (9) trees without the support of an Arborist 

Report. Council’s Natural Systems Section advised that while the removal of small trees from the 

central portion of the site may be acceptable, a cluster of large, mature Eucalypts on the eastern 

side of the existing shed were recommended for retention. A Request for Information was issued on 

19 February 2025 requesting these amendments. The applicant responded by modifying the layout 

to retain the trees, including relocating the manager’s residence. However, the removal of six (6) 

trees remains proposed, with no supporting Arboricultural Assessment Report to verify the condition, 

value, or justification for removal. As such, the environmental impact associated with tree removal 

remains unresolved and inconsistent with the intent of this chapter. 

B3 – Environmental Management 

This Chapter applies to development that has the potential to produce air pollution, has the potential 

to produce adverse offensive noise, or involves earthworks. 

The objectives of this chapter are: 

• To ensure air quality is not negatively impacted on by dust and odour in recognition of the 

associated human health impacts;  

• To identify potentially offensive noise to ensure it is managed within the relevant legislative 

requirements; and  

• To facilitate earthworks so as to minimise potential environmental impacts, such as erosion or 

the release of sulfuric acids as identified by the Local Environmental Plan. 

Noise 

A Noise Impact Assessment was prepared by Soundscape Consulting Pty Ltd (14 March 2025) for 

the proposed development. A noise survey was conducted for 7 days to obtain statistical noise data 

at the critical location to determine the background noise levels. Noise modelling was employed to 

predict the noise levels at surrounding sensitive receivers for assessment against the EPA Noise 

Policy for Industry criteria.  

The report concluded that the proposed development will meet the requirements of the EPA Noise 

Policy for Industry, NSW SEPP and Port Stephens Council DCP. 

Air Quality 

Dust generated during construction, can be managed, subject to conditions of consent, requiring 

erosion and sediment control be carried out in accordance with the guidelines set out in the NSW 

Department of Housing manual ‘Managing Urban Stormwater: Soils and Construction Certificate’ 

(the Blue Book) and the ‘Do it Right On-Site, Soil and Water Management for the Construction 

Industry' (Southern Sydney Regional Organisation of Councils and the Natural Heritage Trust). The 

proposed tourist and visitor accommodation land use would not cause any ongoing air quality 

impacts during the operational phase of the development. 

Earthworks 

As discussed at Clause 7.2 above, the proposed development involves earthworks. Development 

may need to provide a bulk earthwork plan in order to adequately address the above matters when 

cut exceeds 2m in depth, fill has a total area of 100sqm or more, is within 40m of the top bank of a 

riparian corridor as defined under the Water Management Act 2000.  
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The proposed development involves substantial earthworks to support the construction of the 

internal loop road, raised building pads, and the Surface Irrigation System Land Application Area 

(SSI LAA). 

• Reception and Parking Area: The site plan shows the reception building and parking area 

located on a pad that will be raised to RL 2.00m AHD using compacted fill placed in lifts no 

greater than 200mm. The existing ground level in this area is approximately RL 1.30m AHD, 

meaning the pad will be raised by approximately 700mm. 

• Loop Road Construction: Earthworks associated with the internal loop road are extensive, 

with an estimated 2,600 cubic metres of cut and fill required to establish the road alignment 

and levels. These works are necessary to enable vehicle circulation throughout the site but 

have the potential to impede natural drainage and create areas of localised nuisance flooding, 

as discussed in the clause 5.21 stormwater assessment. 

• SSI LAA (Surface Irrigation System Land Application Area): Additional filling is proposed to 

raise the SSI LAA above the On-Site Sewage Wastewater Level (OSWWL) of RL 2.70m AHD. 

Preliminary calculations indicate this will require approximately 3,210 cubic metres of topsoil, 

including batter slopes. This area must be constructed to maintain appropriate separation 

distances from groundwater and to ensure effective effluent disposal. 

Given the combined fill quantity of nearly 6,000 cubic metres, and the fact that filling will occur over 

large portions of the site, the extent of earthworks is considered significant. While the application 

contains indicative levels and design, a formal bulk earthworks plan has not been submitted.  

While the extent and purpose of earthworks are acknowledged, the application does not currently 

demonstrate compliance with the environmental objectives of Chapter B3.  

B4 – Drainage and Water Quality 

This section applies to development that increases impervious surfaces, drains to the public 

drainage system, or involves a controlled activity within 40m of waterfront land. 

The objectives of this chapter are: 

• To ensure a stormwater drainage plan is submitted when development either increases 

impervious surfaces or drains to the public drainage system; 

• To ensure the stormwater drainage plan details a legal and physical point of discharge to 

minimise impacts on water balance, surface water and groundwater flow and volume regimes 

and flooding; 

• To implement sustainable mitigation systems that can be maintained using resources available 

to the maintainer; 

• To regulate the impacts on the capacity of the public drainage system, to ensure development 

does not detrimentally impact on water quality through the use of water quality modelling, such 

as small scale stormwater water quality model (SSSQM) or model for urban stormwater 

improvement conceptualisation (MUSIC), and subsequent water sensitive urban design (WSUD) 

measures; 

• To safeguard the environment by improving the quality of stormwater run-off, to ensure water 

quality is protected and maintained during the construction phase through the conditioning of 

appropriate measures; and 

• To provide further guidance to clauses in the local environmental plan relating to water quality 

for development in drinking water catchments, and to protect and retain riparian corridors as 

localities of environmental importance. 
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At lodgement of the application, the proposal lacked adequate drainage information. An RFI was 

issued on 19 February 2025 requesting: 

• That site drainage be revisited in greater detail, particularly once site levels are adjusted to 

meet DCP requirements. 

• That stormwater quality be addressed through submission of MUSIC modelling to 

demonstrate compliance with water quality targets. 

The application proposes the development of a cabin park serviced by a raised internal loop road 

and an underground stormwater drainage system. The drainage infrastructure includes 375mm RCP 

pipes with headwalls and floodgates, supported by swale and diversion drains along the site’s 

boundaries. The Civil Design seeks to address external flooding risk by incorporating a flood-

resilient access road, floodgates to prevent backflow, and diversion drains to manage overland flow 

from adjacent properties. 

While these measures demonstrate partial responsiveness to the site’s flood-prone location and 

high-hazard classification, the Civil Design fails to adequately address internal drainage and 

stormwater management within the site. The following deficiencies are noted: 

• Insufficient fall across the site (less than 0.2%) and poor soil infiltration capacity result in 

frequent surface ponding, with evidence of standing water reaching depths of approximately 

100mm based on site images. 

• Positive drainage toward proposed headwalls is not demonstrated, and the design lacks 

details on how minimum drainage grades (typically 1–2%) will be achieved. 

• There is no indication of fill, subsurface drainage layers, or pumping systems to facilitate 

drainage, despite known site saturation issues. 

• The raised loop road, while functional for flood access, may act as a levee, creating an 

internal basin that traps surface water. No culverts or breaks in the alignment have been 

included to allow stormwater escape, exacerbating ponding and increasing flood risk to the 

cabin sites and communal areas. 

A MUSIC model was submitted in response to Council’s RFI dated 19 February 2025 and includes 

water quality controls to meet pollutant load reduction targets. While this addresses part of the water 

quality objective, water quantity and drainage performance remain unresolved, particularly in 

relation to the storage, movement, and disposal of surface water during minor and major rainfall 

events. Demonstration of NorBE was not provided through water quality modelling to demonstrate 

no adverse impact on local and RH SEPP mapped wetlands. 

The development, as proposed, does not satisfy the objectives of this section of the DCP. Although 

the design includes some stormwater quality measures and flood mitigation for external inflows, it 

fails to address the internal drainage limitations posed by site topography, poor fall, shallow 

groundwater, and absence of positive drainage solutions. Without these changes, the development 

is likely to result in regular nuisance flooding, and public health risks resulting in a significant lack of 

amenity.  

B5 – Flooding 

This section applies to all development on flood prone land.  

The objectives of the chapter are: 

• To ensure development satisfies the provisions of the LEP;  
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• To provide detailed controls for the assessment of development proposed on flood prone land in 

accordance with the Environmental Planning and Assessment Act 1979; 

• To ensure flood risk is considered as early as possible in the planning and development process, 

based on the best available flood information, to reduce the impact of flooding and flood liability 

on individual owners and occupiers of flood prone land;  

• To treat floodplains as an asset, specialising in uses that are productive and minimise risk to life 

during major weather events;  

• To ensure that the use and development of flood prone land includes risk consequences that are 

manageable, to implement the principles of the NSW Government 'Flood Risk Management 

Manual' (as updated from time to time), Construction of Buildings in Flood Hazard Areas 

(Australian Building Codes Board) and Council's Floodplain Risk Management Policy and flood 

hazard maps as identified within Figure BF; 

• To ensure that appropriate controls are applied to development on land where more than a 

minimal risk is present; 

• To ensure development on land identified as floodway is restricted to low risk development; and  

• To ensure the capacity of the floodway to convey and contain floodwaters is not diminished. 

Following from the discussion against Clause 5.21 of the PSLEP above, the proposed development 

is not acceptable in this regard. The principles of the NSW Government 'Flood Risk Management 

Manual' (as amended), Construction of Buildings in Flood Hazard Areas (Australian Building Codes 

Board) and Council's Floodplain Risk Management Policy and flood hazard maps as identified within 

Figure BF have been considered in the assessment below. 

Flood compatibility 

The subject site is mapped within a Flood Planning Area and identified as a ‘High Hazard Flood 

Fringe Area’. Under Figure BI of the DCP, tourist and visitor accommodation is not a suitable land 

use in this flood risk category.  

Flood impact and risk  

Figure BJ of the DCP a sensitive and hazardous land use, is required to have all habitable and non-

habitable rooms constructed to at least the PMF level (RL 3.2m AHD). The development nominates 

an FFL of RL 3.6m AHD, compliant with this control.  

Notwithstanding, the site’s extremely flat topography (falling less than 0.2%) and poor soil infiltration 

capacity limits the feasibility of achieving viable drainage through gravity-based systems. Frequent 

surface ponding, already observed in Nearmap imagery (depths of up to 300mm), suggests the site 

will experience nuisance flooding under minor rainfall events, not just in major events. 

The internal stormwater system includes a raised loop road, swale drains, diversion drains, and 

underground pipes, however: 

• No sub-grade drainage, pumps, or mechanical systems are proposed; 

• The raised loop road may inadvertently form a levee, trapping stormwater and intensifying 

localised flooding; 

• No culverts or overland flow relief points have been identified through the raised access loop. 

This site characteristic presents a risk to the ongoing usability of the development and poses 

potential public health issues, including mosquito breeding, mould growth, and impacts to water 

quality and resident safety. 

Off-site impacts  
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The application includes a Flood Impact Risk Assessment (FIRA) which concludes that no adverse 

off-site flooding impacts will occur as a result of the development. The FIRA was reviewed by 

Council’s Flooding Engineer, who concluded that the development does not significantly alter 

external flood flows, velocities, or inundation extent. However, the absence of off-site impacts does 

not override the internal drainage deficiencies and flood risk incompatibility of the development with 

the land’s high hazard classification. 

The site is mapped within the draft Port Stephens Coastal Management Program (CMP) and sits at 

an average elevation of 1.5m AHD. Based on a conservative 50-year design life, the site is expected 

to be subject to frequent inundation due to the Highest Astronomical Tide (HAT) by 2070, resulting 

in regular nuisance flooding. 

B7 – Heritage 

This Chapter applies to development that is situated on land that contains a heritage item or within 

a heritage conservation area. 

The objectives of this chapter are: 

• To ensure satisfactory consideration of the objectives for LEP clause 5.10; 

• To ensure that maintenance or repairs do not distract from the heritage significance of an existing 

item; 

• To ensure evidence is provided for the demolition of a building of heritage significance; and 

• To ensure due diligence is followed before carrying out development that may harm Aboriginal 

objects. 

The proposed development is not located within or in proximity to any local or state listed heritage 

items or conservation areas. A search of the Aboriginal Heritage Management Systems did not 

reveal any previously recorded Aboriginal sites in proximity to the proposed development. The site 

is not located within 200m of any Aboriginal sensitive landscape features. 

B8 – Road Network and Parking 

This section applies to development with the potential to impact on the existing road network or 

create demand for on-site parking.  

The objectives of this chapter are: 

• To ensure that the impacts of traffic generating development are considered and that the existing 

level of service of the road network is maintained; 

• To ensure development provides adequate on-site parking, loading and servicing spaces; 

• To ensure that vehicle access is in a safe location and has minimal impacts on existing transit 

movements; 

• To ensure driveways have adequate sight distances for traffic and pedestrians on footpaths; 

• To ensure that vehicle access is located in a safe location, where it least impacts on existing 

transit movements; 

• To ensure driveway exits maximise intersection sight distances for traffic and pedestrians on 

footpaths; 

• To ensure visitor parking is conveniently located and easily identifiable; 

• To ensure loading facilities do not adversely impact on the road network and are visually 

concealed; 
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• To encourage more active lifestyles and ecologically sustainable development by providing 

convenient and accessible public transport options; 

• To recognise the increasing use and demand for electric vehicles and ensure new development 

is designed to reflect this; and 

• To ensure development includes adequate infrastructure to provide for the charging of electric 

vehicles. 

Traffic impacts 

A Traffic Impact Assessment (TIA) was prepared by RoadCulture (2023). It is assessed that the TIA 

underestimates traffic generation by applying a 60% occupancy rate based on survey data from the 

MidCoast and MidWestern LGAs during off-peak school term periods. These assumptions do not 

reflect the peak summer or holiday periods that typically generate the highest traffic volumes in Port 

Stephens, particularly in waterfront and tourism-oriented localities.  

Council considers the appropriate basis for assessment to be the RTA Guide to Traffic Generating 

Developments (2002), which recommends a rate of 0.4 vehicles per hour per cabin for casual 

accommodation uses such as motels. Applying this rate to the proposed 34 cabins results in a PM 

peak traffic generation of 13.6 vehicles/hr, significantly higher than the estimate provided by the 

applicant. 

When considered in the context of the current standard of Swan Bay Road, including an 

approximately 2km section of unsealed pavement to the west of the site, narrow shoulders, and 

existing crash history, the revised traffic generation suggests that the development is likely to have 

an unacceptable impact on the safety, capacity and ongoing maintenance of the local road network. 

Accordingly, the application is not supported in its current form and fails to demonstrate that traffic 

impacts have been appropriately considered or mitigated, as required by the objectives of this 

Chapter. 

On-site parking provisions 

Parking is proposed at existing ground level, underneath each cabin. Council’s Drainage and 

Flooding Engineer has confirmed that it is not expected that vehicles be anchored to resist buoyancy 

given that they can be moved to higher ground during evacuation. The Development Control Plan 

(DCP) restricts car parking to be above the current day 1% Annual Exceedance Probability (AEP) 

flood level (2.3m AHD), which reduces the risk of vehicles being impacted or unavailable for 

evacuation in a large flooding event. 

The proposal’s under-cabin parking is located at approximately 1.3m AHD, substantially below the 

DCP-required 1% AEP (Current Day) level of 2.3m AHD. This means the site would require filling of 

over 1.0m to comply, yet no earthworks plan or sufficient details to demonstrate this have been 

provided. The applicant is relying upon the perimeter road at 2m AHD serving as a levee between 

flooding and the under-cabin parking, and that Swan Bay Road flooding at 1.6m AHD will occur 

before the levee is inundated. Although this fails to adequately address the risk or comply with 

Council’s DCP requirements.  

Furthermore, locating parking at existing ground level raises concerns regarding nuisance flooding. 

Even in smaller, more frequent flood events below the 1% AEP, the parking areas are likely to 

experience inundation. This would result in practical difficulties such as limited vehicle access, 

potential damage to vehicles, and an overall reduction in site usability during moderate flooding or 

tidal events. These factors could compromise evacuation readiness and the safety of residents and 
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visitors. Hence, parking below the required flood level contravenes the intent of the DCP to ensure 

safe, accessible, and reliable vehicle access under both emergency and routine conditions. 

On-site parking access 

A Request for Information (RFI) issued on 19 February 2025 required that the proposed internal 

loop road provide flood-free access. Council’s Engineering Section endorsed a road level of 2.0m 

AHD, in concession to the strict 1% AEP level of 2.3m AHD, based on local hydrological data 

(Stillwater 1% AEP level of 1.9m, interpolated to current day). The applicant responded with revised 

civil engineering plans demonstrating compliance with this 2m AHD road level. 

Despite this reduced level concession, the discrepancy between parking levels and flood level still 

presents as a flood risk to the users of the site. The internal road meeting flood-free access 

standards does not mitigate the hazard posed by parking areas vulnerable to flooding and nuisance 

inundation. This design approach ultimately undermines safe and convenient parking provision, 

further justifying refusal. 

Section 4.15(1)(a)(iv) – The regulations (to the extent that they prescribe matters for the 

purposes of this paragraph) 

None of the regulations to the extent that they prescribe matters for the purposes of this paragraph 

apply to the development. 

Section 4.15 (1)(b) The likely impacts of that development, including environmental impacts 

on both natural and built environments, and social and economic impacts in the locality 
 

Social and Economic Impacts 

The proposal will result in the establishment of a 34-cabin tourist and visitor accommodation facility 

within a rural coastal landscape. This development has the potential to generate moderate economic 

benefits by attracting visitors and supporting local tourism-related expenditure. However, given the 

site’s remote location, absence of supporting infrastructure, and limited integration with established 

tourism precincts, the overall economic uplift may be constrained.  

In terms of social impacts, the increased visitation may place pressure on the limited public 

amenities and natural recreational areas nearby, potentially affecting community enjoyment and the 

amenity of the locality. Without adequate supporting infrastructure and visitor management, there is 

a risk of degradation to public open space and conflicts between tourism use and conservation 

values. Visitor education and management strategies will be essential to mitigate adverse social 

impacts. Furthermore, the development will increase the overall exposure of people and property to 

high risk flood prone land, placing an additional burden on the operational capacity of emergency 

response facilities and critical infrastructure during flood events. 

Impacts on the Built Environment 

The proposed development will introduce multiple new buildings and associated infrastructure into 

a predominantly rural landscape, which may alter the existing low-density and open character of the 

area. While design measures such as buffering and site layout have been incorporated with the aim 

to minimize visual intrusion, the cumulative effect of intensified tourist accommodation represents a 

shift towards a more built-up environment inconsistent with the prevailing rural and coastal context.  

The development includes hard visual infrastructure such as roads, stormwater treatment systems, 

and on-site wastewater management. Additionally, the proposal’s design has not fully addressed 

existing drainage and flooding constraints, which may exacerbate nuisance flooding and impact the 

usability and safety of adjoining built facilities such as recreational areas. Overall should the 
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development be approved, diligent operational and infrastructure management to avoid adverse 

impacts on the built environment’s functionality and character is necessary.  

Impacts on the Natural Environment 

The proposed development will involve construction and operational activities within close proximity 

to sensitive coastal wetlands and important shorebird habitats. Visitor activities such as boating, 

fishing, and general recreation could disturb threatened and migratory bird species, while the 

absence of supporting public infrastructure (toilets, waste disposal, seating) could lead to 

degradation of the foreshore environment and reduce visual amenity.  

The site is also subject to high flood risk from tidal inundation and local surface water ponding, which 

has not been fully addressed in the design, posing potential environmental and public health risks 

through waterlogging, vector breeding, and contamination. The development is considered to 

conflict with the objectives of coastal environmental protection and biodiversity conservation.  

Section 4.15(1)(c) The suitability of the site for the development 

The subject site is located within a sensitive coastal environment, including proximity to coastal 

wetlands and habitat for threatened species, and is mapped as being within a ‘High Hazard Flood 

Fringe Area’ subject to tidal inundation, storm surge, and nuisance flooding due to minimal site fall 

and poor drainage. The lack of reticulated water and sewer infrastructure, combined with insufficient 

certainty regarding potable water supply and firefighting water provisions, raises significant concerns 

about the site’s ability to sustainably support intensified tourist accommodation. While the 

development complies with certain technical requirements for water quality and wastewater 

management, there remain unresolved issues related to stormwater drainage, flood risk, and 

cumulative environmental impacts.  

The site’s rural landscape character and absence of supporting public amenities or strategic tourism 

infrastructure further undermine the proposal’s compatibility with the zone objectives and local 

planning framework. Therefore, the site is considered marginally suitable for the proposed 

development without substantial modifications, including major infrastructure upgrades, enhanced 

visitor management, and more robust environmental protections to address the cumulative risks 

posed by intensified use in this fragile coastal setting. 

Overall, the site is highly isolated, constrained and with insufficient infrastructure to cater for the 

major site intensification proposed as part of the development. Swan Bay is also not identified for 

future growth as part of Councils Strategic Planning Framework, thereby lacking strategic site merit 

for the development.  

Section 4.15(1)(d) Any submissions made in accordance with this act or the regulations 
 

Public Submissions 

The application was exhibited from 16 January 2025 to 30 January 2025, in accordance with the 

provisions of the Port Stephens Council Community Engagement Strategy. A total of 6 submissions 

were received during this time. The matters raised during the exhibition period have been detailed 

in the table below.   

Item Matter Raised Council Response 

1. Environmental Issues 

1.1 Risk of septic pollution due 

to high groundwater, 

flooding, and blackouts 

The applicant submitted an On-site Sewerage 

Management (OSSM) report demonstrating compliance 

with the 5% AEP flood level. However, the report did not 
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Item Matter Raised Council Response 

address surface water flooding or system operation 

during power outages.  

1.2 Proximity to 

National/Marine Parks and 

aquaculture areas; risk of 

untreated waste 

While water quality controls are proposed, concerns 

remain due to the site’s sensitive coastal setting and lack 

of public infrastructure. The cumulative impacts may 

conflict with Chapter 2 of the SEPP (Biodiversity and 

Conservation) 2021, which seeks to protect ecological 

and scenic coastal values. Further mitigation (e.g. access 

controls, visitor education, restricted recreational use) is 

required to align with SEPP objectives, although has not 

been provided.  

1.3 Uncontrolled tourist 

access, sediment runoff, 

and illegal boating risks 

These impacts highlight the need for site management 

protocols and compliance mechanisms. A comprehensive 

operational management plan should be prepared to 

prevent environmental degradation of sensitive areas 

should the development be approved.  

1.4 Potential for contaminated 

fill 

This issue can be typically addressed via conditions of 

consent requiring evidence that imported fill is Virgin 

Excavated Natural Material (VENM). 

1.5 Noise and light pollution 

impacting fauna 

A Noise Impact Assessment (Soundscape Consulting, 14 

March 2025) concluded that the proposal complies with 

the EPA Noise Policy for Industry and Council’s DCP. 

However, operational lighting controls and curfews 

should be considered to reduce impacts on wildlife 

should the development be approved.  

2. Flooding, Water Management, and Fill 

2.1 Flood-prone land and 

drainage limitations 

The proposal includes a raised loop road and 

underground stormwater drainage (375mm RCP with 

floodgates and diversion swales). However, critical 

deficiencies have been identified including, insufficient 

drainage fall, no details on sub-surface drainage or 

pumping, and risk of internal ponding due to road acting 

as levee. The proposal does not meet DCP objectives for 

stormwater quantity and site drainage performance. 

2.2  Drainage maintenance, 

redirected flows, and flood 

evacuation risks 

Fill and drainage changes may impact adjacent 

properties and National Park land. The lack of culverts or 

overland flow paths may redirect water and increase 

flood risk. These impacts require further modelling. 

3. Road Safety and Access 

3.1 Swan Bay Road condition 

and traffic increase 

The applicant’s Traffic Impact Assessment (TIA) 

underestimates vehicle generation by assuming low 
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Item Matter Raised Council Response 

occupancy rates. Swan Bay Road comprises 2km of 

unsealed pavement and known road safety issues, 

indicating the road infrastructure cannot support the 

proposed increased volume. Council does not support 

the current access and traffic arrangements. 

3.2 On-site parking below flood 

level 

Under cabin parking is at 1.3m AHD, below the DCP-

required 2.3m AHD. No fill or design solutions provided to 

raise these areas. Parking in flood-prone areas raises 

practical and emergency management concerns. 

3.3 Internal access road level Civil plans show compliance with the agreed 2.0m AHD 

road level for access. However, this does not resolve 

flood vulnerability of parking as outlined in this report.  

3.4 Crash history, access to 

waterfront, pedestrian 

safety 

The unsealed road and lack of footpaths in a 100km/h 

zone presents ongoing risks. Increased traffic could 

worsen emergency response delays and endanger non-

vehicular users. This forms a ground for the 

recommendation of refusal.  

4. Amenity and Infrastructure Capacity 

4.1 Lack of public 

infrastructure 

The foreshore lacks toilets, bins, and seating. Increased 

visitation could degrade the natural environment and limit 

public enjoyment. The locality is not identified in Council’s 

infrastructure contributions plan for increased public 

infrastructure upgrades.  

4.2 Congestion, maintenance 

strain, and cost to Council 

Without infrastructure upgrades or contributions, the 

development will impose additional maintenance and 

operational costs on Council assets as outlined in this 

report.  

 

Section 4.15(1)(e) The public interest 

The subject site is located within a sensitive rural and coastal environment that provides important 

ecological, recreational, and community functions. The proposed development, as currently 

designed, raises significant concerns relating to environmental sustainability, infrastructure capacity, 

road safety, and compatibility with the zoning objectives. These concerns directly impact the broader 

public interest by potentially compromising the natural values of the area, increasing risks to public 

safety, and imposing undue burdens on local infrastructure and services. 

The development’s failure to adequately address flooding and drainage issues, its inconsistency 

with the RU2 Rural Landscape zone objectives, and its limited provision for essential public 

infrastructure collectively diminish its alignment with community expectations and long-term 

strategic planning goals. Moreover, the cumulative impacts on sensitive coastal ecosystems, public 

amenity, and emergency access pose risks that may negatively affect both current residents and 

future visitors. 



ORDINARY COUNCIL - 22 JULY 2025 

ITEM 1 - ATTACHMENT 2 PLANNER'S ASSESSMENT REPORT. 

PORT STEPHENS COUNCIL 63 

 

    Page 37 of 37 
16-2024-611-1 

Given these factors, approval of the development in its current form would not be consistent with 

the public interest. It is essential that any future proposal for this site demonstrates clear 

environmental stewardship, integrates effectively with existing infrastructure, respects the rural and 

coastal character of the locality, and prioritizes community safety and amenity. On these grounds, 

refusal is warranted to protect the public interest. 

Section 7.11 – Contribution towards provision or improvement of amenities or services 

(developer contributions) 

S7.11 development contributions apply to the development.  

Section 7.12 – Fixed Development Consent Levies 

Fixed development contributions apply to the proposal in accordance with the Port Stephens Local 

Infrastructure Contributions Plan and conditions of consent have been included requiring the 

payment of contributions. 

CONCLUSION 

This development has been considered in accordance with the requirements of the EP&A Act and 

the Regulations as outlined in this report. Following a thorough assessment of the relevant planning 

controls, issues raised in submissions and the key issues identified in this report, it is considered 

that the application cannot be supported and recommended for refusal.  

RECOMMENDATION 

The application is recommended to be refused under delegated authority pursuant to s4.15 of the 

Environmental Planning and Assessment Act 1979, subject to reasons for refusal provided as 

contained in the notice of determination. 
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Development application (DA) call to Council request:

I/We (Mayor/Councillor/s) request 

that DA number for DA 

description located at

be reported to Council for determination.

Reason:

Declaration of Interest:

I/We have considered any pecuniary or non-pecuniary conflict of interest (including political 

donations) associated with this DA on my part or an associated person.

I/We (Mayor/Councillor/s) have a 
conflict of interest:

No

Yes
If yes, please provide the nature of the interest and reasons why further action should be taken 
to bring this DA to Council:

Signed:
Please sign or
type name &
attached to
an email.

Date: 

CALL TO COUNCIL FORM 
DEVELOPMENT APPLICATION

Signed:
Please sign or
type name &
attached to

Date: 

Cr Jason Wells and Cr Ben Niland
16-2024-611-1

Tourist and Visitor Accommodation
1107 Swan Bay Road, Swan Bay

Public interest

 Cr Jason Wells and Cr Ben Niland

23/03/2025

23/03/2025

Cr Jason Wells

Cr Ben Niland
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ITEM NO. 2 FILE NO: 25/143891 
 EDRMS NO: PSC2025-01326 

 
DRAFT SALAMANDER BAY TOWN CENTRE PLACE PLAN  
 
REPORT OF: BROCK LAMONT - ACTING DIRECTOR, COMMUNITY 

FUTURES  
DIRECTORATE: COMMUNITY FUTURES 
 

RECOMMENDATION IS THAT COUNCIL: 
 
1) Place the draft Salamander Bay Town Centre Place Plan (ATTACHMENT 1) on 

public exhibition for a period of 28 days. 

2) A further report to be provided to Council upon completion of the public 
exhibition period seeking endorsement of the Salamander Bay Town Centre 
Place Plan. 

 

 
BACKGROUND 
 
The purpose of this report is to seek Council’s support to exhibit the draft Salamander 
Bay Town Centre Place Plan (the draft Place Plan) (ATTACHMENT 1). 
 
Place plans put people and places first. Place plans start with our community values 
and priorities using our Liveability Survey data as a baseline. They identify the unique 
local character of a place and the ways our community can shape, enhance or 
protect the places in which they live, work and play.  
 
Place plans include an analysis of potential opportunities for a place in line with the 
community’s vision. Actions in place plans guide the way we plan for future land use, 
invest in new infrastructure, attract investment and create vibrancy.  
 
As part of the preparation of the draft Place Plan, Council sought input from the 
community by inviting comments on an online map, holding community drop-in 
sessions, hosting a community workshop and meeting with key stakeholders and 
businesses located within the Salamander Bay Town Centre. More detail about this 
engagement program is provided in the Salamander Bay Town Centre Place Plan 
Engagement Report (ATTACHMENT 2).  
 
As an outcome of this engagement, the draft Place Plan has been developed to 
include key actions to:  
 
• Develop vacant Council-owned land surrounding the Salamander Bay Town 

Centre.  
• Invest in the local environment.  
• Make it easier to move around and access the Town Centre.  
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• Improve the look and feel of the Town Centre. 
 
Develop vacant Council-owned land surrounding the Salamander Bay Town Centre  
 
A key feature of the draft Place Plan is communicating the future of the vacant 
Council-owned land surrounding the Salamander Bay Town Centre.  
 
The Salamander Bay Town Centre precinct is currently zoned E2 Commercial 
Centre, serving as the hub for business, retail, community and cultural activity. Within 
the Town Centre precinct, Council owns 4.7ha of land that is zoned E2 (155 
Salamander Way and 10 Central Avenue, Salamander Bay). This land is considered 
suitable for development but remains vacant. This excludes the area currently 
improved by the Tomaree Library and Community Centre, the child care centre and 
areas with a high environmental value.  
 
The Council-owned land is the only remaining undeveloped commercial zoned land 
left in the Salamander Bay Town Centre. Environmental studies undertaken for the 
property indicate that most of this land is suitable for development.  
 
The proposed future land uses envisaged for parts of the 155 Salamander Way site 
includes commercial and mixed-use development. At 10 Central Avenue, the 
proposed future land uses would include a mix of commercial development and 
health premises. To realise this vision for the land, a concept plan would be 
developed to confirm the structure and layout required to best achieve this goal.  
 
During the consultation on the Place Plan, the community were generally supportive 
of developing the Council-owned land, particularly for medium-density residential 
development. However, concerns were raised about the environmental impacts of 
removing vegetation, and draining into the adjacent Mambo-Wanda Wetlands.  
 
Investing in the local environment 
 
The Liveability Survey completed in 2024 found that the protection of the natural 
environment is considered the highest priority for the Port Stephens community. It is 
important as we plan for the future of Port Stephens that opportunities are identified 
to facilitate growth and housing, while also protecting and enhancing natural areas 
with high environmental value. 
 
Approximately 1.41ha of land at 155 Salamander Way adjoins the Mambo-Wanda 
Wetlands and has been identified through a Biodiversity Development Assessment 
Report (BDAR) as high value environmental land. It is proposed that this area is 
preserved to support important environmental functions and conservation efforts in 
the surrounding area. In response to community feedback, it is proposed to provide a 
green gathering space on the periphery of this bushland. This space could be 
improved by nature trails to be accessed and enjoyed by the community subject to 
future funding opportunities. 
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Council would be seeking to invest funds generated from the development and sale 
of Council-owned land in the Town Centre toward the conservation and management 
of the Mambo-Wanda Wetlands site. 
 
Make it easier to move around and access the Town Centre  
 
During Council’s community engagement activities, community feedback highlighted 
a desire to improve access in and around the Town Centre, for both cars and 
pedestrians. The existing access to the Town Centre from Salamander Way has 
been identified as a particular concern. 
 
In response to this, the potential for a new intersection at this location is proposed to 
improve vehicle movements to and from the centre. This intersection design work 
would be part of a future development application and delivered as part of the 
development of the Council-owned land in the Salamander Bay Town Centre.  
 
Further to the infrastructure improvements listed above, Council heard during 
community engagement activities about the car parking issues in the centre, 
particularly relating to the number of spaces, safe access through the car parking 
areas and the dimensions of parking spaces. 
 
In response to this, a Traffic, Transport and Parking Study is proposed to be 
undertaken to identify opportunities for improvements in the Town Centre. The draft 
Place Plan also includes actions for landowners and individual businesses in the 
Town Centre to work collectively to improve car parking and access for customers on 
privately owned land. 
 
Improve the look and feel of the Town Centre  
 
During community engagement activities, Council heard from the community that the 
Town Centre area could benefit from investment in the look and feel of the place. As 
much of the Town Centre area and public domain works (such as garden beds, 
footpaths, seating and shelter) is privately owned, improving the look and feel of the 
area would require both Council, landowners and local businesses to work together.  
 
The desire for a public domain that is modern, that creates an improved sense of 
place and that encourages people to stay and play for longer is a shared action. The 
draft Place Plan proposes an action for Council to prepare a streetscape guide for the 
Town Centre, which would provide a clear, consistent direction for Council, 
landowners and local businesses regarding the look and feel of the Town Centre. 
The development of such a document would provide a contemporary guide to 
support projects in the Town Centre into the future. 
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COMMUNITY STRATEGIC PLAN 
 

Strategic Direction Delivery Program 2025-2029 

Housing, tourism & economy Implement the Local Housing Strategy, 
focusing on housing diversity, 
affordability and supply for our 
community 

 
FINANCIAL/RESOURCE IMPLICATIONS 
 
The public exhibition of the draft Place Plan and associated community engagement 
activities would be undertaken using existing budgets. 
 

Source of Funds Yes/No Funding 

($) 

Comment 

Existing budget Yes    

Reserve Funds No   

Developer Contributions 
(S7.11) 

No   

External Grants No   

Other No   

 
LEGAL, POLICY AND RISK IMPLICATIONS 
 
Port Stephens Local Strategic Planning Statement (LSPS) 
 
The draft Place Plan is consistent with the LSPS, in particularly the following 
Planning Priorities:  
 

• Make business growth easier (Planning Priority 2) 

• Increase diversity of housing choice (Planning Priority 5) 

• Create people friendly spaces in our local centres where people can come 
together (Planning Priority 10) 

 
Port Stephens Local Housing Strategy (LHS) and Housing Supply Plan (HSP) 
 
The draft Place Plan is consistent with the LHS, in particularly the following priorities:   
 

• Ensure adequate supply of new housing (Priority 1.1) 

• Increase the proportion of infill housing (Priority 1.3) 

• Provide more affordable housing near jobs (Priority 2.2) 

• Encourage a range of housing types and sizes (Priority 3.2) 

• Housing enhances local character (Priority 4.1) 
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The HSP notes that the inclusion of more low-rise and mid-rise housing would 
support the growth of the existing shopping centre precinct.  
 
Port Stephens Local Environmental Plan 2013 (LEP) 
 
The Town Centre, including the undeveloped Council-owned land, is zoned E2 
Commercial Centre and the height of buildings is 15 metres (4 – 5 storeys). The 
proposed future uses of the Council-owned land at 155 Salamander Way and 10 
Central Avenue are permissible under the existing zoning.  
 
Port Stephens Development Control Plan 2014 (DCP) 
 
The current site-specific DCP for the Town Centre includes a number of objectives 
which have been incorporated into the Place Plan as ‘character principles’. The 
existing site-specific DCP lacks detailed and tailored controls to effectively guide 
development and ensure it reflects the community’s vision for the area. 
 
The draft Place Plan contains an action for Council to undertake a review of the site-
specific DCP. This review would determine whether additional site-specific controls 
are required to ensure that future development delivers high-quality outcomes and 
contributes positively to the evolving identity of the Town Centre. 
 
Draft Port Stephens Development Control Plan 2025 (draft DCP) 
 
The draft DCP does not propose changes to the site-specific chapter for the Town 
Centre.  
 

Risk Risk 
Ranking 

Proposed Treatments Within 
Existing 
Resources? 

There is a risk that the 
draft Place Plan does not 
meet community 
expectations. 

Medium  Accept the 
recommendations.  

Extensive community 
engagement during the 
exhibition period would assist 
Council to understand 
community expectations and 
identify possible changes to 
be made to the draft Place 
Plan prior to it being 
adopted. 

Yes  

 
  

file://///psc.internal/fileserver/CORP%20MGT/BUSINESS%20PAPER/Risk%20Ranking.pdf
file://///psc.internal/fileserver/CORP%20MGT/BUSINESS%20PAPER/Risk%20Ranking.pdf
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SUSTAINABILITY IMPLICATIONS 
Includes Social, Economic and Environmental Implications 
 
Social 
 
The draft Place Plan contains actions to inspire the community and businesses to 
create a better place through education workshops, the provision of an outdoor 
gathering space, improving the accessibility of the centre and beautification projects.  
There is limited housing supply and diversity on the Tomaree Peninsula, which 
impacts housing affordability. Housing diversity allows for members of our community 
to ‘age in place’, downsizing from large freestanding housing to smaller, lower 
maintenance homes or apartments in the neighbourhood and community that they 
love. The Town Centre is considered an ideal location for medium-density housing as 
residents can easily access services and public transport, with communities living in 
a town centre creating vibrancy and improving public safety.  
 
Economic  
 
The Port Stephens Centres and Employment Land Study 2024 (CELS) found that 
without expanding the capacity of existing commercial zoned land, there may not be 
enough commercial land available across Port Stephens to meet demand by 2041. 
By increasing capacity within the Town Centre, including vacant and undeveloped 
sites, future demand for commercial space can be accommodated without impacting 
on natural areas or rezoning additional land. 
 
Environmental  
 
While the future development of Council-owned land would have an impact, land that 
has been identified as having high environmental value would be protected and 
enhanced as part of the wider approach to achieving the vision for the Salamander 
Bay Town Centre. Environmental impacts of future development activity would be 
assessed under subsequent development application processes and relevant 
planning legislation.  
 
COMMUNICATION AND ENGAGEMENT 
 
Council’s Communication and Engagement Strategy uses the IAP2 Framework to 
identify the level of engagement undertaken. An explanation for each level is shown 
below. 
 

INFORM To provide the public with balanced and objective information to 
assist them in understanding the problems, alternatives, 
opportunities and/or solutions. 

CONSULT To obtain public feedback on analysis, alternatives and/or 
decisions. 

INVOLVE To work directly with the public throughout the process to ensure 
that public concerns and aspirations are consistently understood 
and considered. 
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COLLABORATE To partner with the public in each aspect of the decision 
including the development of alternatives and the identification 
of the preferred solution.  

EMPOWER To place final decision-making and/or developed budgets in the 
hands of the public.  

 No external communications and engagement are required for 
this report. 

 
The following communication and engagement applies to this report. 
 
External communications and engagement 
 

CONSULT If supported, the draft Place Plan would be placed on public 
exhibition for 28 days and would be notified through social 
media, direct email to stakeholders, print advertising and 
Council’s website. 
 
A drop-in session would be held during the exhibition period 
where Council staff would be available to talk to the community 
about the draft Place Plan.   

INVOLVE The draft Place Plan was developed following an intensive 
engagement period.    
 
The engagement activities included: 

• Liveability Surveys completed in 2020 and 2024  

• An online mapping tool and noticeboard for the community to 
provide written comments (151 comments on map and 66 
comments on noticeboard) 

• Community drop-in held at the Salamander Square Shopping 
Centre from 5 May to 7 May 2025 and at the Community 
Connect Day held at the shopping centre on 16 May 2025 
(390 visitors to drop in session and 30 visitors to community 
connect day) 

• A community workshop held on 8 May 2025 (16 participants)  

• Stakeholder meetings with businesses and property owners 
6 meetings held) 
 

The Salamander Bay Town Square Place Plan Engagement 
Report is found in (ATTACHMENT 2). 

 
Internal communications and engagement 
 

Consultation has been undertaken by the Strategy and Environment Section with:  
 

• Office of the Director of Corporate Strategy and Support 

• Assets Section 

• Capital Works Section 
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• Community Services Section 

• Public Domain and Services Section 

• Development and Compliance Section 

• Communications and Customer Experience Section 
 
OPTIONS 
 
1) Accept the recommendations. 
2) Amend the recommendations. 
3) Reject the recommendations. 
 
ATTACHMENTS 
 
1) Draft Salamander Bay Town Centre Place Plan. ⇩  

2) Salamander Bay Town Centre Engagement Report. ⇩   
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil. 
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July 2025 – This document is for public exhibition purposes
and is expected to change with community feedback received.

Place Plan

Town Centre
Salamander Bay
Draft
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Guudji 
Yiigu  

(Goo-jee ik-koo)

We welcome you to 
Port Stephens – part of 
the Worimi Aboriginal 
Nation who speak the 
Gathang language.

Artwork by Regan Lilley.

We acknowledge the Worimi as the 
original Custodians and inhabitants 
of Port Stephens.
May we walk the road to tomorrow 
with mutual respect and admiration 
as we care for the beautiful land and 
waterways together.
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What is a 
Place Plan?
Place plans are a new way of planning for 
the growth of the unique towns and villages 
across Port Stephens. Place plans provide a 
local filter on the Port Stephens Community 
Strategic Plan and other strategic documents 
to create actions which improve the liveability 
and wellbeing of our communities.

Actions
The actions in our local place plans create 
alignment in the way we plan for future land 
use, invest in infrastructure, attract investment 
and bring life to our streets. Place plans 
recognise the importance of our public spaces 
in creating great places to live, work and visit.

Community 
Most importantly, place plans start with our 
community. They respond to the community’s 
values and aspirations; they enable 
partnerships between residents, business and 
council and guide a collaborative approach to 
the delivery of great place outcomes.
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Our place planning approach

Test and trial 
Great places don’t appear by accident – they take time, effort and a shared understanding that not every project will work every time. By 
testing and trialling low cost, short term ideas, we learn by doing and create the stepping stones to bigger and better things.

Local values 
Through the Port Stephens Liveability Index, we know the values and priorities of our individual communities. This information provides 
the foundations of our place plans and helps guide planning and decision making across our community.

Civic pride 
The Port Stephens community is abundant with energy and expertise and people who want to be involved in planning and creating for 
their place. Place plans provide opportunities for collaboration, foster pride and create meaningful community connection.

Measure and benchmark 
When we trial a new idea, launch a new program or invest in our public spaces, we need to understand what works and what doesn’t. 
Measuring the success of our projects and comparing them to the best possible examples we can find will help build amazing places 
where people will want to live, work and play.

Start with yes 
A culture that supports innovation and ideas is critical to the success of our place plans. By starting with yes, we can encourage new 
thinking, new ideas and attract more people to share in creating great places.
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About Salamander Bay Town Centre 
Located in the heart of the Tomaree Peninsula, 
the Salamander Bay Town Centre is a key 
commercial and community hub, offering 
a wide range of services and shopping 
experiences. It includes several large-scale 
retailers alongside a variety of smaller 
businesses across the retail, hospitality, 
health, entertainment, and professional 
services sectors.
The Centre also provides important community 
and educational facilities, including the 
Tomaree Connected Learning Centre, a 
community childcare centre, the Tomaree 
Library and Community Centre, and is in close 
proximity to both public and private schools 
– making it a focal point for both commerce 
and learning.
As the only dedicated shopping precinct on 
the Tomaree Peninsula, the Salamander Bay 
Town Centre services a broad catchment area 
beyond its immediate surroundings. Its strong 
retail offering enables the nearby town of 
Nelson Bay to focus on boutique shopping and 
tourism experiences.

The Town Centre is primarily made up of 
low-rise buildings and is surrounded by a 
mix of land uses, including residential areas, 
visitor accommodation, recreational facilities, 
schools, churches, commercial developments, 
and conservation land.
To the west of the Centre lies the Mambo-
Wanda Wetlands, covering approximately 
175 hectares. This environmentally significant 
area supports a diverse range of native flora 
and fauna and holds cultural significance for 
the Worimi people, the Traditional Custodians 
of the Port Stephens region.
The Tomaree Peninsula is a popular tourist 
destination, attracting thousands of visitors 
each year. Tourists come to enjoy the area’s 
beaches, coastal parks, and natural attractions 
within the Port Stephens–Great Lakes Marine 
Park and Tomaree National Park, including 
the recently completed Tomaree Coastal 
Walk. The region also features a variety of 
experiences, from wildlife encounters and 
sand dune tours to dining, heritage sites, arts 
and crafts, and whale and dolphin watching.

As a result, the local population increases 
significantly during peak holiday periods. 
During these times, the Salamander Bay Town 
Centre becomes a busy hub, placing pressure 
on traffic flow and parking availability.
Currently, the Centre’s layout—with a focus on 
vehicle access and separation of land uses—
can make it challenging to create a vibrant, 
walkable and inviting environment. However, 
with improvements to the public domain, 
including the addition of community gathering 
spaces, activation initiatives, public art and 
cohesive landscaping, the Centre has strong 
potential to develop a unique identity.
As the Tomaree Peninsula continues to grow, 
the focus will be on enhancing pedestrian 
access and traffic circulation, strengthening 
community connections, protecting and 
showcasing natural assets, and creating new 
opportunities for housing, health services, 
and commercial development—supporting 
a dynamic and sustainable future for the 
Salamander Bay Town Centre.
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The residents of Salamander Bay 
are unique. Knowing who they are  
helps us understand their values  
and priorities. 

42.7% 
Labour Force

57
Median age 

Character principles

1,421
Population 

4,991

Fa
m

ili
es

Top responses 
from industry 
of employment

4.3% Aged care residential services (NSW 2.2%)

3.4% Cafés / restaurants (NSW 2%)

2.9% Accommodation (NSW 0.8%)

2.8% Supermarket / grocery stores (NSW 2.5%)

2.7% Takeaway food (NSW 1.8%)

To create a sense of identity for a unified 
community and commercial precinct

To ensure future development is 
sympathetically integrated with the 
existing surrounds and appropriately 
activates the precinct

To ensure an integrated pedestrian and 
vehicular network promotes improved 
connectivity between developments 
within the precinct, and reaffirms the 
precinct as a hub

To ensure appropriate intersections are 
considered to accommodate for the 
expansion of the precinct

To ensure future development respects 
neighbours and users of the precinct

To ensure future development protects 
the ecological systems within and 
adjacent to the precinct

To ensure future development is 
designed with the safety of neighbours 
and users in mind

To ensure future development supports 
and is consistent with community 
activities

To ensure different design styles are 
developed with people in mind and are 
brought together holistically

To ensure future development offers 
economic advantages to the community 
in the immediate and long term
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We’ve been listening  
The community explored the future of the Salamander Bay Town Centre through an 
extensive community engagement process. Here’s a snapshot of the Salamander Bay  
Town Centre Place Plan Engagement Report.

What makes Salamander Bay a great 
place to live? 
In September 2020, 243 people and in 
2024, 170 people from Salamander Bay 
and Taylors Beach completed the Liveability 
survey, telling us what they value about their 
community and their priorities for their place. 
We used this data to shape the Salamander 
Bay Town Centre Place Plan – to set the 
vision, and define the actions that deliver 
the best outcomes for the community.

Key themes 
The Liveability survey results indicate that  
the 6 most important themes of liveability  
for the people of Salamander Bay are:

  Economy 

  Housing 

  Environment

  Character 

  Access 

  Community wellbeing

151
Comments 
on online 

map

66
Online 

comments

390
Visitors to 

Salamander 
Bay Shops 

Drop In

16
Workshop 
participants

30
Community 

Connect 
Day

6
Stakeholder 

meetings

331
Emails to 

businesses 
and community 

groups
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Most valued
These are the things that are most 
important to you in your ideal 
neighbourhood.

Top strengths
These are the things you care about most 
and you believe are performing well. We’ll 
continue to celebrate and protect these.

Top priorities 
These are the things most important to you, 
but you believe they’re under performing. 
We’ll work together to improve these. 

Protection of the natural environment 

Landscaping and natural elements 
(street trees, planting, water features etc.)

General condition of public open space 
(streets, trees, footpaths, parks etc.)

Evidence of recent public investment 
(roads, parks, schools etc.)

Walking / jogging / bike paths that connect 
housing to communal amenity  
(shops, parks etc.)

Quality of public space 
(footpaths, verges, parks etc.)

Access and safety of walking, cycling / 
public transport (signage, paths, lighting)

Elements of natural environment  
(natural features, views, vegetation, 
topography, water, wildlife)
Local businesses that provide for daily 
needs (grocery shops, pharmacy, banks)

Locally owned and operated businesses

Access to neighbourhood amenities 
(cafés, shops, health and wellness 
services etc)
Sense of neighbourhood safety 
(from crime, traffic, pollution)

Sense of belonging in the community

Sense of personal safety 
(for all ages, genders, day or night)
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Economy: Creating more opportunities for local business

Emerging themes for 
Salamander Bay Town Centre

The community told us that they value local 
businesses that meet their daily needs. The 
Town Centre is anchored by the Salamander 
Bay Square Shopping Centre, which is 
surrounded by a variety of small businesses 
that provide essential goods and services 
to residents of the Tomaree Peninsula and 
nearby areas.  
There is a desire from the community for more 
shopping options within the Town Centre, and 
for businesses, particularly food and coffee 
vendors, to be open for longer hours. They 
also want a lively and inviting atmosphere, 
with outdoor dining, community activities and 
vibrant public spaces. Improving the overall 
design, adding better landscaping and making 
the area more accessible is likely to enhance 
the character and vitality of the Centre.

A recent study found that to meet growing 
demand, the amount of commercial floor 
space in the Tomaree Peninsula needs to 
increase. This includes developing existing 
undeveloped Council-owned land surrounding 
the Town Centre. 
Guiding the future use of undeveloped 
commercially zoned land within the Town 
Centre precinct is a key part of this Place 
Plan, to support local businesses and create a 
thriving, accessible shopping and community 
hub.
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Housing: Increasing housing 
diversity in the Tomaree

Environment: Investing in the environment

Council is committed to facilitating a 
diverse range of housing to meet our 
growing community over the next 20 years. 
Undeveloped land, known as greenfield land 
is becoming scarce in Port Stephens for 
development, and a greater focus on more 
diverse housing options in our town centres is 
required.  
Higher density housing close to town centres 
means there is a larger concentration of 
people in the centre. When more people 
live within walking distance, it leads to more 
activity and foot traffic throughout the day and 
evening. This constant presence of people 
creates a lively and safe atmosphere and 
supports businesses and public transport 
services that rely on regular customers.  
People have different housing needs based 
on income, household size, age, and lifestyle. 
A mix of housing types helps everyone find a 
home that suits their needs. Housing diversity 
makes it easier for people to downsize and 
age in place, and provides more supply and 
choice for first home buyers and people 
looking for a low maintenance property. 

The Port Stephens community highly values 
the natural environment. In Salamander Bay, 
a balance is needed between protecting 
areas of high environmental value, the need 
to accommodate the growing population, 
and commercial enterprises that contribute to 
the local economy and local jobs. Increasing 
density in town centres is a key way to 
minimise urban sprawl and reduce car trips. 
Protecting our environment requires ongoing 
investment and management in order to 
control weeds, feral animals and other 
environmental threats, and to restore and 
improve biodiversity values.  
To enhance the sustainability of the Town 
Centre and reduce carbon emissions, we 
will explore innovative solutions – such as 

installing solar panels on more buildings or 
structures within the Town Centre, increasing 
shaded car parks or providing electric vehicle 
chargers.
The community have told us they would like 
more opportunities to access surrounding 
bushland areas for recreational activities and 
educational purposes, and have a desire to 
see more street trees and native landscaping 
in the Town Centre.
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Public Domain and character: A thriving and vibrant Town Centre 

The Town Centre functions as a shopping 
precinct, that provides essential goods 
and services to the community. Although 
functional, there are opportunities to create 
more vibrancy and character by introducing 
cohesive landscaping and public art that 
celebrates the adjoining Mambo-Wanda 
Wetland. Additionally, creating inviting spaces 
for community gatherings and entertainment 
would foster a lively and engaging 
atmosphere.   
People living in higher density homes in 
the Town Centre can also help create more 
vibrancy, as residents are more likely to use 
and activate public open space, walk around 
the Centre and provide passive surveillance.
The Town Centre is an employment hub. 
Workers in the centre have told us that they 
don’t have access to a suitable outdoor space 
to enjoy their lunchbreak, or a nice space for 
passive recreation. Creating spaces for people 

to recreate and gather will improve liveability 
in the centre, and create a place that is more 
than just a functional shopping centre. These 
spaces could also be used for community 
events and activities. 
In response to the Place Plan, a future 
review of the site-specific chapter of the 
Development Control Plan (DCP) for the Town 
Centre will be undertaken. This review will 
assess whether planning controls are needed 
to ensure future development enhances 
the character of the centre, creating a more 
attractive and vibrant place for residents, 
works and visitor.     
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Community wellbeing: A healthy, accessible and well-connected town centre  

Wellbeing is achieved when individuals and 
communities feel healthy, happy, safe, and 
connected. It is essential that the Town Centre 
is a place where everyone—regardless of 
age, gender, cultural background, or ability—
feels welcome and included.
Supporting wellbeing in the Town Centre 
involves ensuring accessible and reliable 
transport options, hosting inclusive events and 
activities that encourage social interaction, 
and providing access to affordable and 
appropriate housing, education, and 
employment opportunities.
Equally important is ensuring the community 
knows how to access local services, 
participate in group activities, and respond 
to emergencies such as bushfires, floods, 
or storms. Easy access to the natural 

environment also contributes significantly 
to physical and mental wellbeing, offering 
spaces for recreation, relaxation, and 
connection with nature.
By focusing on inclusivity and connection, 
the Town Centre can play a central role 
in supporting the wellbeing of the broader 
community.

Traffic and Movement: Moving 
around the Town Centre

A town centre that is welcoming and 
accessible for everyone, whether using public 
transport, walking or cycling, or traveling by 
mobility scooter or private car, is important 
in ensuring that everyone can participate in 
community life and access essential services. 
Currently, the design of the Town Centre 
prioritises cars over pedestrians, making 
movement around the area difficult and 
unsafe for pedestrians, parents with small 
children, cyclists, or mobility scooters. 
Community feedback has highlighted the 
need to enhance access to the Town Centre 
and improve movement between businesses 
within the area. Key improvements include 
better intersection control at access points, 
upgraded pedestrian facilities both within and 
around the Town Centre, and more effective 
traffic management strategies.  
As part of any future Council-led development, 
improving the current intersection on 
Salamander Way will be investigated.  
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Key 

1 Commercial

2 Health/Commercial

3 Mixed use/housing

4 Environment

5 Community facilities

6 Existing commercial

New intersection control

Landscape buffer

Planning for 
the future of 
Salamander Bay 
Town Centre

0 400100 200 300 500
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Commercial 
The Salamander Bay Town Centre precinct 
is zoned E2 Commercial Centre, serving 
as the hub for business, retail, community 
and cultural activity.  Within the Town Centre 
precinct, Council owns 4.7ha of land that is 
zoned for E2, which remains undeveloped. 
This land does not include the Tomaree 
Library and Community Centre, the child care 
centre, or land with a high environmental 
value. However, it offers opportunities for 
future development that can enhance the 
vibrancy and functionality of the Town Centre. 
Strategic planning of this land can support a 
mix of uses that contribute to a more dynamic 
and connected centre, while meeting the 
evolving needs of the community.

New commercial development 
The Council-owned land at 155 Salamander 
Way and 10 Central Avenue is the only 
remaining undeveloped zoned commercial 
land left in the Salamander Bay Town Centre. 
Environmental studies undertaken for the 
precinct indicate that most of this land is 
suitable for development. 
As shown on the Planning Map (page 15), 
future uses of the land are proposed to include 
commercial development fronting Salamander 
Way, and mixed-use development — located 
behind the Library and Community Centre. 
At 10 Central Ave, future uses include 
a mix of commercial development and 
health premises. 
To realise this vision for the land, future 
development applications would be required 
to subdivide the 155 Salamander Way and 10 
Central Avenue sites.
All development applications over the land will 
be required to include detailed environmental 
and engineering studies, and will undergo a 
thorough and robust assessment process.  

Increase capacity of 
existing zoned land
The Port Stephens Centres and Employment 
Land Study 2024 (CELS) found that 
without expanding the capacity of existing 
commercial zoned land, there may not be 
enough commercial land to meet demand by 
2041. However, by increasing the capacity 
within the Town Centre—including vacant 
and undeveloped sites—future demand for 
commercial space can be accommodated 
without rezoning additional land.
Achieving higher density on these sites 
would require redevelopment, which 
involves significant private investment from 
property owners. The Council’s role in this 
process is limited but may include facilitating 
change through planning strategies. Existing 
development within the Town Centre could 
increase by adding extra floors (currently, 
the maximum building height is 15m, or 
approximately 4-5 storeys), increasing 
site coverage, or providing underground 
car parking. 
A review of planning controls for the Town 
Centre will help determine if changes are 
needed in order to guide redevelopment that 
meets future needs while maintaining the 
area’s character and community value.
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Community facilities
Tomaree Library and 
Community Centre
Port Stephens Libraries are welcoming, 
vibrant spaces that help our community 
connect and interact. They offer a wide variety 
of programs designed to inform, educate, and 
entertain, encouraging participation, creativity, 
and lifelong learning.
Tomaree Library opened in March 2000, 
was constructed as a purpose-built building 
and is well located close to local schools, 
public transport, and the shopping centre. 
The total floor space of the centre is 1,822 
square metres. The library occupies 749 
square metres with an additional 33 square 
metres of library space used by Port 
Stephens Historical Society and the Tomaree 
Museum Association. 
An upgrade to the Tomaree Library and 
Community Centre is not being considered 
at this time or as part of this Plan. However, 
Council is preparing a Library Strategy to 
investigate the future needs for libraries in 
Port Stephens. 

The proposed subdivision retains land 
around the library, leaving sufficient room 
for an outdoor gathering space for the 
community to use for passive recreation. 
It is intended to enhance this space so it 
can be used for recreational activities and 
educational opportunities. 

Precinct facilities
The Salamander Bay Town Centre Precinct is 
also home to a range of community services 
that support local residents. 
The Tomaree Neighbourhood Centre provides 
essential services like emergency relief, food 
support, and community outreach programs.
Salamander Early Education is a community 
based not-for-profit child care centre that has 
been serving the Port Stephens community 
since 1992. 
Jupiter is a creative hub that supports local 
entrepreneurs and artists by providing flexible 
workspaces, events, and programs aims as 
fostering innovation and collaboration.
Port Stephens FM (100.9) operates as a 
community-run radio station, sharing local 
news, music, and events, and fostering a 
strong sense of local identity and connection.
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Housing 
Like many regional communities across 
Australia, Port Stephens is facing the 
challenge of housing supply, diversity, and 
affordability. The NSW Government forecasts 
that over the next 20 years, Port Stephens will 
need to accommodate an additional 20,000 
residents. Specifically, the Tomaree Peninsula 
is projected to require around 2,680 new 
homes to support population growth. 
With limited opportunity for new greenfield 
housing developments, housing prices 
continue to increase, pushing low to middle-
income families out of the market. 
To address this issue, Council adopted the 
Port Stephens Local Housing Strategy. This 
strategy identifies areas for potential rezoning, 
recommends housing types suitable for 
different locations, and outlines infrastructure 
required to facilitate new development. 
In preparing the Port Stephens Local Housing 
Strategy, Council surveyed residents to better 
understand their satisfaction with available 
housing choices in Port Stephens. The results 
provided valuable insights into resident 
needs, including a desire for more diverse 
housing options such as smaller lot homes, 
higher-density housing types like duplexes, 

apartments, and terrace houses, as well as 
senior-friendly housing. The survey highlights 
that the current supply of these housing types 
is limited, despite a strong demand.
Port Stephens has long been a desired 
destination for retirees and older people 
seeking a more relaxed lifestyle in beautiful 
surroundings. As the median age of residents 
continues to rise, the demand for homes 
suitable for older people is likely to continue. 
Facilitating downsizing options can help free 
up larger family homes for buyers and renters, 
ensuring that existing residents can remain in 
the area.
To help facilitate the delivery of new housing, 
Council is progressing the development of 
Council-owned land in Salamander Bay. 
These initiatives aim to create a pipeline of 
new housing types across Port Stephens, 
meeting population growth, improving 
affordability and meeting workforce demands.
These projects will provide a variety of 
housing densities and types, offering suitable 
options for different community members. 
The development of these sites can also 
generate income that can be reinvested 
into infrastructure improvements and 
environmental initiatives.
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Did you know?
The process of changing planning 
controls, such as building heights, starts 
by identifying an investigation area in a 
Council strategy, like a place plan. This 
helps us inform the community about 
upcoming developments in their area 
over the next few years.
Next, we perform detailed studies 
to determine whether an area can 
accommodate additional development.
We then prepare a planning proposal that 
explains in detail the proposed changes 
to the planning controls contained in 
a Local Environmental Plan (LEP). 
The planning proposal is processed in 
accordance with a legislated process that 
is overseen by the NSW Government. 
This process includes mandatory 
community consultation.

155 Salamander Way 
Land surrounding the existing Town Centre 
offers a valuable opportunity to accommodate 
both additional commercial development 
and diverse housing options. Introducing 
new housing in this area would enable more 
people to live close to established services, 
including shops, healthcare, community 
facilities, and public transport.
The site is already zoned for mixed-use 
development, allowing for ground floor 
commercial uses with residential apartments 
above. Current planning controls support this 
form of development with building heights of 
up to 15 metres (approximately 4–5 storeys).
To increase housing supply and support 
urban consolidation, there is potential to 
pursue a planning proposal to allow greater 
building heights on parts of the site—enabling 
more homes within walking distance of the 
Town Centre.

Infrastructure 
Community feedback highlighted the need to 
improve access to the Town Centre for both 
cars and pedestrians. The existing access to 
the Town Centre from Salamander Way has 
been highlighted as a particular concern as it 
only allows for left-turning vehicles. This has 
allegedly led to dangerous U-turns by drivers 
when approaching the centre from the east. 
To address this, Council intends to deliver a 
new intersection control at this access point. 
In consultation with Transport for NSW, further 
studies and design will need to be undertaken 
to determine the most appropriate treatment. 
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Environment 
Protecting the natural environment is a top 
priority for the Port Stephens community. 
As the area grows, it is essential to balance 
the need for new housing and development 
with the preservation of environmentally 
significant land.
To support this, detailed environmental studies 
have been undertaken to guide the future use 
of Council-owned land, ensuring that areas 
with the highest environmental value are 
identified and protected.
Proceeds from the sale of Council-owned 
land will be reinvested into environmental 
projects—helping to preserve, enhance, 
and restore the local natural environment for 
current and future generations.

Town Centre
Approximately 1.41ha of land at 155 
Salamander Way, that adjoins the Mambo-
Wanda Wetlands, has been identified through 
a Biodiversity Development Assessment 
Report (BDAR) as high value environmental 
land, containing Koala feed trees. This area 
will be preserved to support conservation.
Further environmental studies will be 
undertaken at the Development Application 
stage to guide further development activities.   
While expanding the Town Centre may involve 
some vegetation removal, the BDAR confirms 
that the land designated for development is 
not of high environmental value. However, 
additional environmental studies will be 
undertaken to determine how development 
can proceed within legislative frameworks, 
including biodiversity offsetting mechanisms, 
to ensure the ongoing protection and proper 
management of the site.

Mambo-Wanda Wetlands 
The Mambo-Wanda Wetlands adjoins the 
Town Centre and is greatly valued by the 
community as a place of environmental and 
cultural significance. The land is zoned C2 
Environmental Conservation and is owned 
by Port Stephens Council. As the landholder, 
Council is responsible for ensuring that 
this significant area is well looked after 
and continues to undertake pest and weed 
management, fire trail management and 
bush regeneration works. Council relies on 
volunteers from the community to help look 
after this important natural asset. 
To help maintain this area, Council will be 
investing money from the sale of the Council-
owned land in the Town Centre into the 
conservation and management of the Mambo-
Wanda Wetlands.
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A shared 
responsibility 
for our place   

Residents 
Residents make an important contribution to their place through 
individual or collective efforts. The impact on the look and feel of 
a place is through the diversity of people; their rich heritage, lived 
experience and their sense of ownership of public and private 
space. Place making activities are developed in partnership with 
the residents and consider the cultural values with the Traditional 
Owners of the Land, the Worimi people.

Local workers 
Local workers contribute to a place in many ways, and have a 
connection to a place even if they don’t live there. Their presence 
activates a place and makes it vibrant and they support local 
business. Some workers even volunteer their time to activities that 
improve the place.

Visitors 
Visitors and tourists, including day trippers, overnight visitors, or 
those just passing through, play an important role in a place. They 
provide a customer base that may result in new local businesses, 
like cafés and restaurants, or key attractions that also benefit 
residents by offering a larger variety of things to see and do.

Business 
Businesses have many opportunities to contribute to placemaking. 
These could include funding and supporting community projects, 
collaborating with other businesses, sharing resources or training 
local workers. Businesses make a vital contribution to the 
character of the place. Maintaining an attractive shopfront that 
presents positively to the streetscape contributes to an appealing 
and welcoming town centre.

Individual responsibilities with 
opportunities for partnerships

Government

Business

Community
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Port Stephens Council
Council has 4 different roles in implementing place plans – as a 
coordinator by providing guidance and assistance for a project; as 
a supporter by providing permission, inspiration or project funding; 
as a partner that works with community groups and business to 
undertake projects; or as the primary organisation that funds and 
delivers the project. 

Investors and developers 
A town or city needs people and organisations that believe in 
its potential, and who are able to invest in its future. Investors, 
including families, businesses, and developers play an active role 
in ensuring that development aligns with the strategic direction 
of a place. They’re in a position to deliver and maintain housing, 
infrastructure, and business opportunities that improve and grow 
places.

Community groups and volunteers 
Community groups and volunteers with a can-do and proactive 
attitude are vital for placemaking projects. They include sporting 
clubs, schools, charities, churches, clubs, social groups and 
environmental custodians. Community groups and volunteers 
contribute significantly to their community.

State Government
State Government has 3 roles in placemaking – as an authority, 
setting strategic direction and a funding body. Importantly, 
they have a significant role in the management of roads and 
other infrastructure, parks and heritage, which are all essential 
contributors to the identity of a place.
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Look and feel for Salamander Bay
Creating an attractive streetscape brings 
people into town and compels people to stay 
and linger. The use of a consistent colour 
palette and materials can help to create 
a beautiful town with its own, unique ‘look 
and feel’. 
Small projects such as shop front renovations, 
fence replacements and street furniture 
may all present opportunities to create a 
more cohesive town centre and a sense of 
belonging to the community.
The colour palette represents the many 
attributes of the Salamander Bay area and 
celebrates the outstanding natural beauty of 
the broader Port Stephens East Ward region.

C: 0% M: 32% Y: 68% K: 9%
R: 233 G: 158 B: 75
HEX: E99E4B

Orange for the stunning skies at dawn 
and dusk. 

C: 29% M: 41% Y: 56% K: 3%
R: 181 G: 146 B: 117
Hex: B59275

Brown for the pale tones of the bark 
and sedges in the dappled shade of the 
Mambo Wetlands.

C: 41% M: 0% Y: 58% K: 0%
R: 91 G: 208 B: 230
HEX: 5BD0E6

C: 89% M: 52% Y: 44% K: 11%
R: 33 G: 102 B: 119
HEX: 206677

C: 91% M: 44% Y: 66% K: 35%
R: 0 G: 86 B: 78
Hex: 00554D

Green for the vibrant foreshore 
parklands and mangroves that 
line our waterways.

Blue for the ocean against the 
horizon line.

Deep green for the native 
bushland supporting our wildlife.

C: 3% M: 4% Y: 9% K: 0%
R: 244 G: 240 B: 228
Hex: F4F0E4

Sandy white for the glittering sand and 
boats dotted throughout our waterways.

Sandstone for the sandy shores of 
the East Ward and coastal parts of 
Port Stephens.
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Actions
Lead
Each action will be lead by Council or a 
specific group associated with the action.

Council role
Salamander Bay’s Liveability Index results 
have inspired a series of action items. Port 
Stephens Council has has 4 possible roles in 
delivering these actions:

• Coordinate – As a coordinator, we’ll provide 
guidance on how to start your project, help 
by identifying approvals required, advise you 
about funding opportunities, get you in touch 
with other organisations, or advocate for 
your project. 

• Support – As a supporter, we may provide 
support, permission, inspiration or funding.

• Deliver – In delivering, we’ll fund and deliver 
the project.

• Partner – As a partner, we’ll work with the 
community, business, developers, and state 
agencies to undertake projects or programs.

Timeframe
This Place Plan has a planning horizon of 5 
years. Timeframes denote when delivery of an 
action is expected to start.

Cost
Cost indicates whether an action is a relatively 
cheap or a costly undertaking.
Low

Medium

High

Short term – 0 to 2 years

Medium term – 2 to 4 years

Long term – 4 to 5+ years

Please note: Cost estimates and delivery 
timeframes are indicative only and subject to 
further investigation.
The order for commencement of actions 
is flexible and will be based on timing and 
availability of funding and resources, and 
community initiative.

Emerging themes
The Liveability survey results indicate that  
the 6 most important themes of liveability  
for the people of Salamander Bay are:

  Economy 

  Housing 

  Environment

  Character 

  Access 

  Community wellbeing
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Businesses and property owners play a vital 
role in shaping a vibrant and welcoming 
Salamander Bay Town Centre. To harness 
this local energy and drive positive change, it 
is proposed to form a dedicated Salamander 
Bay Precinct Group under the umbrella of the 
Port Stephens Business Chamber.
This precinct group would bring together 
property owners and business operators, 
who are passionate about revitalising the 
Salamander Bay Town Centre. Acting as 
a united voice and catalyst for action, the 
group would lead to initiatives that improve 

the appearance of the Town Centre, develop 
collaborative approaches to revitalisation, 
create a distinct local identity, and foster a 
stronger sense of place for the community.
Several priority projects outlined in this 
Plan provide immediate opportunity for the 
precinct group to get started, delivering 
visible, community-driven improvements from 
the outset.
Council will provide support to bring together 
the key stakeholders and guide actions to 
commence this initiative.

1. Establish a Salamander Bay Town Centre Precinct group

Cost

Timeframe (ongoing)

Lead: Port Stephens Business Chamber  Council role: Support
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Locally owned businesses play a vital role 
in creating a distinctive, engaging, and 
community-connected retail experience. In 
partnership with the Port Stephens Business 
Chamber, there is an opportunity to develop 
a targeted program aimed at attracting locally 
owned and operated businesses to the 
Salamander Bay Shopping Centre.
By focusing on local entrepreneurs and 
independent operators, this initiative would 
bring together property owners, centre 
management, business leaders, and 
community advocates to help shape a more 
vibrant and locally relevant tenant mix.

2. Attracting local businesses to Salamander Bay Shopping Centre

Cost

Timeframe

Lead: Port Stephens Business Chamber  Council role: Support

This may include identifying suitable tenancies 
for activation, developing flexible leasing 
models and pop-up opportunities, partnering 
with the Port Stephens Business Chamber 
to promote opportunities and attract local 
businesses and supporting fit-out and design 
initiatives to ensure a high-quality presentation 
aligned with centre standards
This approach would not only enhance 
the shopping experience but also build 
stronger ties between the Centre and the 
local community.
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The development of vacant Council-owned 
land surrounding the Salamander Bay 
Town Centre presents a major opportunity 
to deliver vibrant public spaces and a 
wider range of housing options across the 
Tomaree Peninsula.
The next step is to prepare and lodge a 
Development Application for the subdivision 
of the land, supported by a visionary concept 
plan that outlines future land uses. Council will 
undertake detailed environmental studies and 
design work to ensure the proposal reflects 
both environmental values and community 
needs before formally submitting the 
application for assessment.

3. Unlocking new commercial, community and housing opportunities

Cost

Timeframe

Lead: Council  Council role: Deliver

Following subdivision and sale, future 
Development Applications will be required for 
the construction of new buildings—potentially 
including commercial, residential, and mixed-
use spaces.
The community will have opportunities to 
provide feedback during the formal public 
notification periods, helping shape the future 
character and function of Salamander Bay.
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The community have told us that health 
services in the Tomaree are under increasing 
pressure and have long expressed the need 
for expanded health care access.  Council 
recognises that services are stretched thin 
and providers that once offered bulk billed 
services are no longer able to do so. This has 
far reaching consequences, and urgent action 
is required. 
With an ageing population, along with rising 
housing affordability challenges and the cost 
of living pressures, many in our community 
are facing increasing disadvantage. 
Council will continue to advocate to State 
and Federal Governments for more health 
services in Port Stephens, particularly those 
that bulk-bill. 

4. Integrating health services into future development 

Cost

Timeframe

Lead: Council  Council role: Deliver

Once Council-owned land is subdivided, we 
will proactively seek to include additional 
health facilities in the Town Centre. 
Expressions of Interest will be sought for 
a developer to construct and manage a 
health facility in the northern section of 
the development footprint, as shown on 
the “Planning Map” on Page 15. While the 
market will determine what this facility will 
include, Council will look to support those 
submissions that deliver quality community 
health outcomes.
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Cost

Timeframe

Lead: Council  Council role: Deliver

The current site-specific Development Control 
Plan (DCP) for the Town Centre includes a 
number of broad objectives, which have been 
incorporated into this Place Plan as ‘character 
principles’ to help shape future development. 
However, the existing DCP lacks the detailed 
and tailored controls needed to effectively 
guide development and ensure it reflects the 
community’s vision for the area.
In the absence of specific provisions, 
assessment relies on criteria from other DCP 
chapters, which may not fully address the 
unique character and planning needs of the 
Town Centre.

5. Review and strengthen planning controls for the Town Centre

Following approval of the land subdivision, 
Council will undertake a comprehensive 
review of the DCP. This review will determine 
whether additional site-specific controls are 
required to ensure that future development 
delivers high-quality outcomes and contributes 
positively to the evolving identity of the 
Town Centre.



ORDINARY COUNCIL - 22 JULY 2025 

ITEM 2 - ATTACHMENT 1 DRAFT SALAMANDER BAY TOWN CENTRE PLACE PLAN. 

PORT STEPHENS COUNCIL 105 

  

32      Port Stephens Council

The Port Stephens Local Housing Strategy 
aims to increase housing supply and diversity 
in the Tomaree Peninsula. Council will 
continue to encourage housing investment 
in Port Stephens by working to streamline 
assessment process and reduce planning 
approval times, making it easier and more cost 
effective for developers to invest in a variety of 
housing types.
Council will actively work with developers to 
ensure diverse housing options are available 
including houses on smaller lots, higher density 
housing developments and seniors housing to 
meet our growing community’s needs. 
There is a relatively high rate of unoccupied 
dwellings in the Tomaree Peninsula compared 
to rates in NSW and Australia. This may 

6. Increase housing diversity in the Tomaree 

Cost

Timeframe

Lead: Council  Council role: Deliver

reflect the popularity of short-term rental 
accommodation (STRA) in Port Stephens, 
which supports our tourist and visitor economy. 
However, the data also shows that many of 
these are holiday or secondary homes that 
don’t contribute to the long-term rental market or 
support the local economy. 
Council will continue to monitor short and 
long-term rental availability across the Tomaree 
Peninsula, to inform future actions. 
In collaboration with the NSW Government, 
which oversees the state-wide regulatory 
framework for STRA, Council will advocate 
for reforms and explore initiatives aimed 
at reducing the negative impacts of short-
term rentals on neighbourhood amenity and 
Councils resources. 
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Increasing building heights within town centres 
limits urban sprawl, boosts housing capacity, 
reduces car reliability and helps improve 
safety and vibrancy. 
While current planning controls permit 
buildings up to 15 meters (approximately 4-5 
storeys), the Council may consider a planning 
proposal to increase building heights and 
facilitate additional housing. 
For shop-top housing that is within 400m of 
a town centre or train station in nominated 
areas, State Planning Policy (Housing) 2021 
(SEPP) allows buildings to be up to 24 metres, 
or 6-8 storeys. While Salamander Bay is not 
a nominated area, given the close proximity 

7. Investigate increased building heights in the Town Centre

Cost

Timeframe

Lead: Council  Council role: Partner

of retail, health and community services, and 
public transport, matching the height limits set 
by the SEPP might be a suitable maximum 
building height in the Town Centre. 
A planning proposal would be required in 
order to increase building heights, including 
community engagement, to ensure 
community feedback is incorporated and 
developments align with community values.
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8. Environmental education 
and sustainability

Cost

Timeframe

Lead: Council  Council role: Partner

Education is one of the most powerful tools 
for protecting the natural environment. There 
is strong community interest in learning more 
about the local ecology—particularly the 
Mambo-Wanda Wetlands.
Expanding environmental education 
programs, including sustainability workshops 
tailored to both residents and businesses, 
offers a valuable opportunity to raise 
awareness and support practical action to 
reduce the Town Centre’s carbon footprint.
We will work closely with local community 
groups, environmental experts, Tomaree 
Education Centre, St Phillips Christian 
College and Salamander Child Care Centre 
to explore and deliver engaging, place-based 
learning opportunities that inspire long-term 
stewardship of the local environment.

The Town Centre currently lacks a welcoming 
outdoor space where people can gather, 
socialise, play, or simply relax in nature. 
Accessible green space is particularly 
important for those living in medium-density 
housing with limited private open areas and 
for workers seeking a place to enjoy a break 
during the day.
To address this need, Council will preserve 
the environmentally significant land north of 
the library as a public green space. Options 
to improve access will be explored, including 
the introduction of nature trails through the 
site. Enhancements such as picnic tables, 

9. Connect with nature

Cost

Timeframe

Lead: Council  Council role: Deliver

wayfinding signage, and outdoor learning 
areas may also be incorporated to support 
both recreation and education, particularly 
around the adjoining Mambo-Wanda Wetland.
Council will also explore partnerships with 
local community groups, such as Landcare, 
to help maintain walking trails and enhance 
native vegetation and habitats—encouraging 
biodiversity and providing safe havens for 
local fauna.
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Cost

Timeframe

Lead: Business  Council role: Partner

The Port Stephens Emissions Reduction 
Action Plan outlines the short, medium 
and long-term actions to reduce or remove 
Greenhouse Gas Emissions.
A number of initiatives have already been 
implemented on Council-owned buildings in 
the Town Centre, including the installation of 
photovoltaic systems and energy-saving LED 
lighting at the Library. The Salamander Early 
Education Centre has also installed a number 
of solar panels, at their own cost, to improve 
the energy efficiency of the building. 
A number of property owners in the Town 
Centre have already invested in solar panels 
on their buildings. However, to further 
improve the efficiency of the centre, there is 
an opportunity for more buildings to utilise 
solar power. 

Additional shaded parking areas could also 
be installed to reduce the amount of heat 
absorbed by vehicles and to help mitigate the 
urban heat island effect.  
With the increasing use of Electric Vehicles, 
businesses are encouraged to investigate 
opportunities to install public EV fast chargers 
in the Town Centre. The community have 
expressed a need for additional options for 
fast charging in the Tomaree Peninsula. 

10. A sustainable Town Centre 
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We want to make it easier and safer to get 
around Salamander Bay Town Centre — 
whether you’re walking, driving, or parking. To 
do this, Council will carry out a detailed Traffic, 
Access and Parking Study. This study will 
help us understand what improvements are 
needed and guide future decisions. It will:
• Identify the best spots for new pedestrian 

crossings and pathway upgrades to keep 
everyone safe.

• Look at ways to better connect Town 
Centre Circuit for cars, bikes, and 
pedestrians, while respecting the 
environment at 155 Salamander Way.

• Explore options to improve traffic 
flow, including possible one-way 
street changes.

• Review parking availability and check if it 
meets Australian standards.

• Examine intersections, especially near 
Salamander Way, to improve vehicle 
access in partnership with Transport 
for NSW.

• Find new opportunities to improve 
pedestrian access, including potential new 
pathways along Salamander Way.

As many parking areas within the Town 
Centre are privately owned, successful 
implementation of the recommendations 
in the study will require collaboration with 
local property owners and / or the proposed 
precinct group.

12. Improving community connectivity and access

Customers highly value easy access to shopping 
centre. Ensuring parking is safe, convenient and 
located close to entrance points is important for 
delivering a positive customer experience.
To optimise parking availability for customers, staff 
parking should be designated on the periphery of 
a parking lot. While further away, the turnover of 
staff parking is significantly less as they spend far 
more time in the Centre. This approach not only 
reserves parking for shoppers but also contributes 
to a more organised and efficient parking system. 
To encourage staff to park in designated parking, 
communications around the importance of 
designated parking and incentives for compliance 
could be introduced.
In addition, Salamander Bay businesses could 
engage with nearby schools to open  car parks 
for staff parking during school holidays, freeing up 
parking closer to the Centre for customers. 

11. Alternative options for 
staff parking 

Cost

Timeframe

Lead: Business  Council role: Support

Cost

Timeframe

Lead: Council  Council role: Deliver
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14. Make our Town Centre more beautiful together

Most of the public spaces in the Town 
Centre are owned by local businesses and 
property owners. To make the area more 
attractive and welcoming, Council, 
businesses, and proper owners need to 
work together — the Council, businesses, 
and property owners.

A connected, clear, and visually appealing 
environment will give our Town Centre a 
unique feeling and encourage visitors to 
stay longer, helping local shops and 
services. 

In collaboration, Council, Port Stephens 
Business Chamber and the Precinct Group 
will guide this process, by developing a 
Streetscape Guide for the Town Centre. 
This guide will give clear direction on the 
design, layout, materials, and landscaping 

of public spaces—to make public spaces 
look great and feel consistent across 
the area. 

Businesses and property owners will be 
encouraged to use the guide when planning 
upgrades or new developments. A precinct 
group could support implementation on 
private land, or businesses may choose to 
sponsor community groups to deliver 
landscaping projects and help with 
ongoing maintenance.

The Streetscape Guide may also be 
integrated into a future Development 
Control Plan (DCP) for the Town Centre, 
with elements such as landscaping to be 
considered as part of development 
applications for new buildings.

Establishing a distinct identity and brand for 
the Town Centre will help differentiate it 
from nearby shopping areas and make it 
easier for residents and visitors to find and 
recognise the Centre.

This could be achieved through the 
installation of welcoming gateway signage 
at key entry points, along with improved 
wayfinding from major roads like Nelson 
Bay Road and Port Stephens Drive.

Businesses and the proposed precinct 
group can play an important role in bringing 
this identity to life by sponsoring gateway 
signage and advocating for enhanced 
directional signage, reinforcing a strong, 
consistent image of the Town Centre.

13. Create a sense of identity

Cost

Timeframe

Lead: Business  Council role: Support

Cost

Timeframe

Lead: Business  Council role: Support
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15. Improve connection to community services 

Social connection and knowing where to 
find help are vital for community wellbeing.  

The Tomaree Library and Community 
Centre offers a range of services, including 
free internet and Wi-Fi access, regular 
programs and author visits. A variety of 
permanent and casual tenants, groups, 
services and activities operate from the 
Centre on a regular basis. These include 
recreation and social activities, healthy 
lifestyle, spiritual, educational, cultural and 
hobby groups. 

If you’re looking for a space for your group 
to operate from, there are a number of 
meeting spaces at the Tomaree Library and 
Community Centre available for hire. For 
more information, visit: 
pscouncil.info/tomaree-library 

Council’s Community Support Fund aims to 
build sustainable local communities, and 
enhance the wellbeing and development of 
the Port Stephens community. This grant 
welcomes applications from community 
groups and not-for-profit organisations 
seeking support for projects, activities and 
events that address community needs. For 
more information, visit:  
pscouncil.info/grants-scholarships 

The Tomaree Neighbourhood Centre plays 
a vital role in supporting vulnerable and 
marginalised members of the Port 
Stephens community. Currently operating 
from the Tomaree Library and Community 
Centre building, the Centre can be difficult 
to locate.

To improve its visibility and accessibility, a 
new sign will be installed in a prominent 
location, making it easier for community 
members to find and access the essential 
services it provides.

Cost

Timeframe

Lead: Council  Council role: Support
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Ensuring accessible infrastructure is essential 
to creating a Town Centre where everyone 
can participate fully—regardless of age, ability, 
or mobility needs. Features such as ramps, 
safe and even footpaths, tactile paving, clear 
signage, accessible transport infrastructure, 
and inclusive digital platforms all contribute to 
a more welcoming and usable environment.
Community feedback has highlighted several 
barriers to accessibility in the Salamander Bay 
Town Centre, including uneven footpaths and 
a lack of appropriate parking for community 
buses—making it difficult for people with 
mobility issues and care providers to visit 
the area.

Council, Port Stephens Business Chamber 
and the Precinct Group will conduct a Disability 
Access Audit to identify specific areas for 
improvement. The findings will be shared with 
local property owners and businesses, and 
Council will work collaboratively with them to 
support necessary upgrades.
By making these targeted improvements, 
we can create a Town Centre that not 
only supports people with disabilities, but 
also benefits older residents, families with 
prams, and anyone experiencing temporary 
mobility challenges.

17. An accessible Town Centre 

Cost

Timeframe

Lead: Business Council role: Support

Libraries are important community hubs that 
offer access to resources, programs, and 
welcoming spaces for everyone. To make 
sure our libraries keep serving us well into the 
future, Council will develop a Library Strategy 
looking ahead to 2041.
This plan will look at what the community 
needs, how we can deliver services more 
effectively, and what new or improved facilities 
might be needed — including the possibility 
of expanding the Tomaree Library and 
Community Centre in the next 10+ years to 
keep up with growth.
Community members have also shown 
interest in having a café at Tomaree Library. 
The courtyard outside could be a great spot 
for this, and Council will explore working with 
private partners to make it happen.

16. Preparing for our library’s future

Cost

Timeframe

Lead: Council  Council role: Deliver
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We heard that at times, the Tomaree 
community can find it hard to access 
information and feel that they miss opportunities 
to participate and contribute. A community 
noticeboard is one way for the community to 
know what is going on in their place.
Theres lots of ways to create a community 
noticeboard – it could be a digital noticeboard 
hosted via social media or a physical 
noticeboard on the wall in the shopping centre. 
This could be developed and managed through 
a local community group or business.  
Council also provides information on events, 
projects and engagement opportunities through 
social media, a digital newsletter, Your Port and 
printed newsletters. 

22. Community connect

Cost

Timeframe

Lead: Community  Council role: Deliver

Council will work on ways to increase the 
distribution of the Your Port newsletter and 
other information to ensure it reaches as many 
Tomaree residents as possible.
Destination Port Stephens provide information 
on their website about ‘what’s on’ and visitor 
services that are available. 
For further information head to  
portstephens.org.au/events
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Summary 

The place planning process aims to capture the character of the unique communities 
within Port Stephens and to give voice to their residents. By giving ownership to the 
community of the road map for the future, not only does it enhance their connection 
to place but also ensures that the priorities and actions within the plan are created by 
those whom it will impact.  

In engaging with the local community, we are able to ensure community input into 
the development of the draft plan for Salamander Bay Town Centre.  
 
The introduction of a Salamander Bay Town Centre Place Plan to the community will 
work through a phased three phased engagement approach: 

• Phase 0 – Liveability survey 20220 and 2024 
• Phase 1 – Engagement to help guide the development of the draft Salamander 

Bay Place Plan (current phase) 
• Phase 2 – Public Exhibition of the draft plan 
• Phase 3 – Revised plan reported to Council with changes and adopted 

The key objectives of the communication and engagement plan for this phase were: 

• Ensure community input into the development of the draft place plan for 
Salamander Bay Town Centre 

• Educate the community on the planning process including key milestones and 
opportunities for input   

 
Phase 0 and Phase 1 of the engagement has been completed, and this report provides 
the engagement findings, 
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Key engagement findings – Phase 0 

Liveability Index survey - see Appendix A for full details 
 
In late 2024 we partnered with Place Score to conduct our second Liveability Survey. 
This helps us focus on what matters most to our community, guiding our planning 
and decision making to have the greatest impact on community wellbeing. We were 
able to compare these findings with the results from our 2020 survey to see how 
priorities have shifted over time. 
 
The Liveability Index 2024 for Salamander Bay and Taylors Beach 
In 2024 there were 179 people from Salamander Bay and Taylors Beach completed 
the survey and told us what they value about their place and how it is performing.  
 
Top five values: 
1. Elements of the natural environment (natural features, views, vegetation, 

topography, water wildlife). 
2. Local businesses that provide for daily needs (grocery stores, pharmacy, banks). 
3. General condition of public open space (street trees, footpaths, parks) 
4. Access to neighbourhood amenities (cafes, shops, health and wellness services 

etc.) 
5. Locally owned and operated business. 

 
High priorities: 

1. General condition of public open space (streets, trees, footpaths, parks etc.) 
2. Evidence of recent public investment (roads, parks, schools etc.) 
3. Walking/jogging/bike paths that connect housing to communal amenity 

(shops, parks etc.) 
4. Quality of public space (footpaths, verges, parks etc.) 
5. Access and safety of walking, cycling and/or public transport (signage, paths, 

lighting etc.) 
 
The Liveability Index 2020 for Salamander Bay and Taylors Beach 
 
The Liveability Index 2020 for Salamander Bay and Taylors Beach was completed 
by 243 people and told us what they value about their place and how it is performing. 
 
Top five values: 

1. Elements of the natural environment (natural features, views, vegetation, 
topography, water wildlife). 

2. General condition of public open space (street trees, footpaths, parks) 
3. Protection of the natural environment  
4. Local businesses that provide for daily needs (grocery stores, pharmacy, 

banks). 
5. Walking/jogging/bike paths that connect housing to communal amenity 

(shops, parks etc.) 
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High priorities: 
1. Evidence of recent public investment (roads, parks, schools etc.) 
2. Quality of public space (footpaths, verges, parks etc.) 

 
While similar values emerged in the 2020 and 2024 survey results, participants in 
2024 placed a higher value on local businesses. 
 
Also, the 2024 results show public spaces and footpaths as higher priorities for 
residents. 
 
 
 
For more detail, see Appendix A. 
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Related 
Media  

Help Shape Salamander Bay, Port Stephens 
Examiner, 15 May 2025, p. 8 
NBN News story – 5 May 2025 Link 

22,231 
 
28,000 
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Key engagement findings – Phase 1 

A key component of Phase 1 engagement included a dedicated online have your say 
website page which featured two online engagement tools, ‘Join the conversation; 
and ‘Have your Say Mapping tool’. These tools were used to collate not only online 
feedback but also the feedback received from conversations undertaken at the 
Salamander Bay Shopping Centre drop ins. This feedback totalled over 220 
individual responses. This together with the feedback from the community workshop 
(16 attendees) and also individually addressed letters (3) has been summarised as 
follows: 

Community wellbeing 
Feedback received revealed support for a more connected, inclusive and vibrant 
place. Respondents highlighted the need for improved community infrastructure, 
including health services, youth activities, and recreation space for all. A recurring 
opinion centre on a lack of character for the town centre together with a desire to 
revitalise it through improved design and social spaces.  
 
Economy 
Many comments received viewed that the local economy as underperforming with 
the current Charter Hall centre not at capacity. There was support for a more diverse 
retail and commercial precinct particularly for local unique businesses. There was 
support to modernise the current shopping centre and include a night time economy.  
 
Environment 
A primary concern was the environment especially with regard to the neighbouring 
Mambo Wetlands. Feedback received emphasised that any new development must 
be environmentally conscious, climate resilient and preserve natural assets.  
 
Housing 
Feedback reflected support for affordable options for local residents alongside 
concern for holiday letting. Responders suggested integrating diverse multilevel 
development with mixed commercial use.  
 
Movement and infrastructure 
Many comments were focused on improving walkability, bike access, traffic flow and 
public transport. There was a clear desire to link the road around the current 
shopping precinct and to provide safe and accessible pathways for all.  
The following provides a more detailed breakdown of the various engagement tools 
and feedback for Phase 1 
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• Integrate services such as health care and community services in 
accessible locations. For example, a day surgery  

• Include space for local events and markets 
• Provide youth specific zones such as a skate park, sports courts for 

example basketball, indoor activities (e.g. pool/snooker, central movie 
theatre)  

Economy 
1. Concerns 

• The existing shopping centre is viewed by some participants as 
underachieving due to shop vacancies and an observation it is outdated.  

• Lack of variety in shops and café/restaurant options.  
• Limited employment opportunity for young people  

2. Supportive themes  
• Desire for unique, local businesses and cafes 
• Support for uses that attract locals and visitors alike 

3. Suggestions 
• Improving current shopping centre with suggestion to add multiple stories  
• Encouraging a night-time economy with well it dining precincts 
• Desire to produce ground floor commercial such as cafes with upper level 

offices and units 
• Introduce incentives or grants for local businesses  

Environment 
1. Concerns 

• Opposition to any development that would reduce or encroach on green 
space, the Mambo Wetlands.  

• The wetlands provide critical ecosystem services like flood mitigation and 
wildlife habitat for koalas and other species.  

• The wetlands are an integral place for early learning for the Salamander 
Bay Childcare Centre.  

• Lack of shade 
• Climate change impacts   

2. Supportive themes  
• The proposed area for development is adjacent to the wetlands.  
• Supportive comments for development are conditional on it being 

environmentally friendly and climate resilient.   
• Preference for urban design that is energy efficiency and water-sensitive 
• Emphasis on biodiversity preservation and native landscaping  

3. Suggestions 
• Design new development to complement the surrounding natural 

landscape.  
• Protect existing vegetation and shaded areas  
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• Incorporate green infrastructure such as rain gardens and green roofs 
• Develop educational signage and trails along wetlands  

Housing 
1. Concerns 

• Mixed concern for high-rise especially located near wetlands.  
• Concern around flooding risks 
• Not to use for holiday letting restrict to residential  
• Concern that new residential area may not cater to diverse needs  

2. Supportive themes 
• Affordable housing designed for local workers and young people 
• Densification within existing footprints by multilevel development to include 

commercial and residential  
• Interest in sustainable, climate resilient housing  
• Support for diverse and affordable housing for workers, young people, 

single families  
3. Suggestions  

• Include affordable housing as part of development  
• Mix use housing above shops and cafes 
• Ensure new housing is flood resilient and accessible  
• Consider housing cooperative to maintain affordable and sustainable 

housing 

Infrastructure and Movement 
1. Concerns 

• Inadequate pedestrian and bike connections 
• Congestion and poor traffic flow around the shopping centre  
• Insufficient public transport connections and bus shelters  
• Insufficient parking  

2. Supportive themes 
• Support for accessible pathways and safe roads 
• Desire for safe crossings around shops  
• Support for bike and walk pathways to reduce car dependency  

3. Suggestions  
• Link road around current shopping centre  
• Improve and expand current footpaths and bike lanes and add seating and 

shade  
• Upgrade public infrastructures including bus shelters and timetables 
• Add wayfinding signage and mobility friendly infrastructure for people with 

disabilities  
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Workshop – see Appendix C for full details  

As part of early engagement for the Salamander Bay Town Centre Place Plan, 
Council hosted a structured community workshop on Thursday, 8 May 2025, at the 
Tomaree Library. The workshop was designed to engage local residents and key 
stakeholders in a deeper conversation about the town centre's values, challenges, 
and opportunities. 

The objectives of the workshop were to: 

• Share background and vision for the Place Plan. 
• Present Liveability Index findings and mapping results. 
• Identify shared values and concerns across key themes. 
• Co-develop ideas and actions to inform the draft Place Plan. 

A total of 16 participants attended the in-person session, representing a mix of 
residents, business operators, environmental stakeholders, and users of the existing 
town centre. 

Workshop Format 

The session included the following activities: 

1. Place Plan Introduction & Education – including purpose, scope and 
project timeline. 

2. Immersion in Local Context – Review of Liveability Index data  

3. World café focusing on SWOT analysis of the various themes – Group 
discussions to refine ideas and test support for different directions. 

Place Plan Key Themes  

Community Wellbeing 

• Strong desire for enhanced medical services, with specific mention of a day 
surgery or urgent care clinic. 

• Recognition of the Tomaree Library and childcare centre as key social 
infrastructure. Calls for expansion and protection of these assets. 

• Lack of dedicated youth spaces and activities was highlighted as a gap. 
Participants supported the idea of a youth hub, intergenerational public space, 
or small-scale amphitheatre for community events. 

Environment 

• Widespread concern about impacts to the Mambo Wetlands and local habitat, 
particularly for koalas and endangered frog species. 

• Participants emphasised the educational and ecological value of the wetlands, 
especially for the adjacent childcare centre. 
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• Environmental protection was viewed as a non-negotiable design principle, 
with suggestions to integrate green buffers, maintain trees, and design with 
climate resilience. 

Economy 

• Mixed views about current commercial offerings. Some participants expressed 
concern that the shopping centre felt tired and underutilised, with a high 
number of vacant stores. 

• There was strong support for attracting local, independent businesses, 
including grocery options like Harris Farm, and suggestions to develop a 
night-time economy with restaurants and outdoor dining. 

• Several participants called for multi-level mixed-use development, noting the 
opportunity to include retail, office, medical and residential uses in a compact 
footprint. 

Housing 

• Broad support for affordable and diverse housing, especially for local workers 
and young people. 

• Concerns were raised about multi-storey residential buildings near sensitive 
ecological areas, including flooding risks and visual impacts. 

• Suggestions included housing above commercial precincts, and controls to 
prevent holiday letting in affordable units. 

Infrastructure and Movement 

• Participants noted significant traffic congestion, particularly around Bagnall 
Beach Road and the Centre entry points. 

• Suggestions included a loop road behind Kmart, reintroducing right-hand 
turns, and widening key thoroughfares to reduce choke points. 

• Concerns about car dominance led to ideas for shared pedestrian and bike 
paths, better wayfinding, and safer crossings between the library, childcare 
centre and shopping areas. 

Public Domain 

• The Town Centre was frequently described as feeling “sterile” and lacking 
identity. 

• Suggestions for placemaking included public art, green space activation, and 
multi-use public areas that support events, gathering and recreation. 

• Support for introducing an urban design identity, possibly referencing the 
nearby wetlands or Tomaree Peninsula history. 
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Written Submissions - Emails and Letters – see Appendix D for full 
details  

We received 3 separate emails and letters. 

These are included in full in Appendix D. 

Submission 1: Email received 1 May 2025 

• Provision of examples of urban renewals  

Submission 2: Written materials from Salamander Child Care received in 
person at shop 5-7 May 2025.  

• Focussed on adverse environmental impact 

Submission 3: Email received from EcoNetwork 26 May 2025  

• Focussed on adverse environmental impact [note same content provided as 
part of the Join the conversation online tool] 
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APPENDIX A 

Liveability Survey - 2024 
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Liveability Survey - 2020 
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large indoor jungle gym like at Tuggerah for 
children and families. 

7 Trees and gardens and much more 
Pedestrian friendly 

Environment, 
Movement & 
Infrastructure
, Public 
Domain 

Outdoors, 
Environmental, 
Pathways & 
Crossing 

2  

8 love to see the following addressed: Vehicle 
access around centre (as originally designed 
when built)Designated parking for trailers, 
motorhomes, oversized vehicles in peak 
periods More disabled parking, preferably 
undercover Shaded parking Pedestrian 
crossing from car park to library Full SAFE 
pedestrian egress around centre (eg does not 
exist from Woolies pickup to Woolies 
entry)Safe pedestrian entry to centre from 
Salamander Way including a footpath along 
Salamander Way McDonald’s entry and drive 
thru to relocate to Bagnall Beach Rd Passive 
Outdoor seating/park adjacent to centre 

Movement & 
Infrastructure
, Public 
Domain 

Roads, Pathways 
& Crossings, 
Parking 

  

9 Would love to see something for children and 
teens (e.g. a skatepark, pump track, 
playground, pool/snooker/arcade hand out 
space) 

Community 
Wellbeing 

Community, 
Youth 

1  

10 instead of taking away our bushland, build 
up, a second level on the shopping centre 
would work better and safe our vital bushland 
Expanding the shopping centre is very much 
needed but our bushland is vital for our 
community 

Environment, 
Economy 

Commercial, 
Environmental 

1  

11 Keep this area commercial, not residential, 
and prioritise the expansion of retail and 
dining options. I think both residents and 
tourists alike would benefit from the inclusion 
of a greengrocer or speciality fresh food 
option, additional mainstream clothing brand 
stores and more dining venues that stay open 
beyond 5pm that are not fast food. This 
would be the perfect location. 

Housing, 
Economy 

Housing, 
Commercial 

 1 

12 (Reply to comment above) 
I agree, residential can be elsewhere. Or 
adopt a model where residential is onto of the 
shopping centre. 
Retain public areas for parks and recreation 

Housing, 
Economy 

Housing, 
Commercial, 
Outdoors 

  

13 Salamander Way needs a decent footpath 
that runs the length from Port Stephens Drive 
to the shopping centre. The amount of people 
that walk, cycle and ride mobility devices 
along there has increased massively and the 
drivers along this stretch often behave in an 

Movement & 
Infrastructure 

Roads, Pathways 
& Crossings 

2  
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unsafe manner and use the inside cycle lane 
to overtake other vehicles. Many children use 
this route getting to and from school and a lot 
of elderly unable to drive use it to access the 
shopping centre. If you are expanding the 
shopping centre then making it safe to get 
there is a MUST! 

14 The beauty of our peninsula that nature 
prevails over concrete. Kids should have a 
bond with nature. They will have enough of 
concrete jungle when they go to University. 
People moving to the area like Port Stephen 
because they want to leave in the quite, 
green and beautiful place with the birds 
singing, with the nature view from the 
windows. 

Environment Outdoors, 
Environment 

1  

15 (Reply to comment above) 
Absolutely, I moved to PS because life was 
simpler and beautiful. It makes me sad to see 
parking meters come in and green space 
disappear. 

Environment Outdoors, 
Environment 

  

16 We don't need more native habitat loss for a 
quick buck - this is not what people move to 
Port Stephens for, nor what residents want. 
Urban sprawl is slowly but surely erasing our 
identity and community spirit. There is a very 
large space cleared, built on and currently 
vacant at Taylors Beach, most of the complex 
still sits empty... it’s a 5 minute drive from 
Sally shops and requires no additional tax 
payer spending.... stop the madness. Instead: 
- more undercover parking in the existing 

Environment, 
Economy 

Outdoors, 
Commercial, 
Environment, 
Community, 
Parking 

2  

17 (Reply to comment above) 
100% 

Environment, 
Economy 

Outdoors, 
Commercial, 
Environment, 
Community, 
Parking 

  

18 Don't sell off our green spaces to developers. 
The shopping centre can be expanded 
without altering the footprint. Add another 
level to the existing structure, with parking 
above. Green spaces should be retained for 
public enjoyment. Dedicated parking for large 
vehicles is needed. More trolley bays are 
required in the western carpark. A proper 
pedestrian crossing between the Centre and 
the Library would increase safety for users. 
Decent footpaths surrounding the whole 
precinct will also increase safety. Please 
review parking near the exit of the Ampol 
service station, as lower vehicles often pull 

Environment, 
Economy, 
Movement & 
Infrastructure
, Community 
Wellbeing 

Outdoors, 
Commercial, 
Environment, 
Pathways & 
Crossings, 
Community, 
Childcare 

1  
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out in front of cars due to being unable to see 
oncoming traffic. 

19 The Mambo Wetlands has been an important 
part of the learning environment for children 
at Salamander Early Education for many 
many years. This natural space has sparked 
many projects, inspired future eco warriors 
and taught all of us about the benefits of 
being in nature for wellbeing. It is vitally 
important that we protect these spaces for all 
of us. 

Environment, 
Community 
Wellbeing, 
Public 
Domain 

Outdoors, 
Environment, 
Community, 
Childcare 

1  

20 I think that we should invest in more high 
care nursing homes in the area as there are 
lots of boomers racing toward a high care 
facility.   Re a Private Hospital in the area, my 
thoughts are that it should be in an area that 
services the Tomaree Peninsula, Tilligerry 
Peninsula, Medowie and Raymond Terrace.  
There are several around Lake Macquarie, 
why not here?  If I had to attend an 
emergency department I would head to Lake 
Macquarie Private, if time allows.  If an 
ambulance is required Tomaree hospital 
would send you to either the Mater or John 
Hunter, not my first preference….Lake 
Macquarie Private is an amazing hospital and 
has a wonderful Emergency Department.  
Why couldn’t you look around Salt Ash to 
Williamtown. As a baby boomer, these are 
my main priorities.   

Community 
Wellbeing 

Health, Elderly 
Facilities 

  

21   The area shown as 
commercial/residential on the West side 
imposes additional noise and pollution to an 
existing quiet residential area for extended 
periods beyond the current environment. We 
would consider this to be highly abusive to 
those existing residents which it appears not 
to have been considered in the plan. The 
better solution, if the additional usage 
suggested is required in this location, is to 
utilise the existing areas by increasing their 
height for both the commercial and parking 
and allocate a location, if necessary for a 
residential component or perhaps review 
other locations which maybe more suitable 
and effective. The scheme appears to be 
driven by economics rather than considering 
the existing occupants and local residents. 
Have the current owners of the existing 
space been included in the suggested plan? 
If so why hasn't their input been expressed in 
the plan. The other consideration is the loss 
of critical space for existing native wild life 

Housing, 
Environment, 
Economy, 
Public 
Domain, 
Community 
Wellbeing 

Outdoors, 
Commercial, 
Environment, 
Community, 
Parking  

1  
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that use this area for living in a special place 
to breed and live in this corner of the 
wetlands. A loss of more green space, which 
we believe is not necessary and possibly 
against the current world requirements of 
saving the planet, is an additional 
consideration The comments made by others 
to improve access to existing acesses such 
the library, additional playgrounds etc, surely 
needs to be front and centre of any 
modifications. No options in the plan 
suggests consideration of these modern and 
required issues appears to have been 
considered. Based on the above and all the 
comments we have heard, it appears to us 
that the plan should be withdrawn, the 
Council should encourage a full dialogue with 
all parties so that the community, existing 
users of the space and residents 
requirements are implemented, as after all 
they are the rate payers for the council and 
are therefore theoretically the eventual 
owners, before a sensible plan is reissued in 
consideration of the above comments, as well 
as all the other land options available around 
the area. 

22 So my first thought is originally community 
Close was supposed to be extended to 
Central Ave to form one road that was the 
plan. So that extension is gone and now that 
land will become housing with no existing 
road and also can’t see how many blocks or 
Units and how many and how HIGH are there 
going to be???. Then blocks fronting 
Salamander Way or once again Units and 
how high not to mention the blocks/units 
behind Library. I think I know the answer and 
its plan to see on this webpage with your 
Links to NSW Government Low and Medium 
Housing Policy. Please inform us if I’m wrong 
because I would like to be but I don’t think I 
am. Regards 

Housing, 
Movement & 
Infrastructure  

Housing, Roads   

23 Would like to see a day Centre for our 
increasing age population for small 
procedures. And a youth hub for kids to go to 
[JUPITOR] while family is shopping. Parking 
is hard there now maybe a multi-story car 
park now that we have increased the heights 

Community 
Wellbeing, 
Movement & 
Infrastructure  

Community, 
Elderly facilities, 
Youth, Parking 

  

24 As the Artistic Director of the Port Stephens 
Theatre Company, I recommend that the 
council consider building a permanent 
performance space for family entertainment 
on the weekends and during the school 

Community 
Wellbeing, 
Economy  

Commercial, 
Community, 
Youth 

1 1 
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holidays. This would be a great addition and 
attraction to the Salamander Bay Square 
shopping precinct. 

25 On Monday at the drop in centre we were 
advised the mixed commercial/residential 
building is 4 storeys high. The drop.in centre 
is there all week at the shops. 

Housing, 
Economy 

Housing, 
Commercial 

  

26 The wetlands are an integral component to 
our ecosystem. Lots of wild life also call this 
place home. It’s a green space, especially for 
the childcare next door who seem like they 
utilise this space a lot. How about plan some 
better roads and curbed guttering in some of 
the areas of the bay you guys tend to neglect. 

Community 
Wellbeing, 
Environment, 
Movement & 
Infrastructure 

Roads, 
Environment, 
Childcare 

1  

27 It seems that it will go ahead regardless of 
people’s input. Please consider incorporating 
the thoughts and wishes of our community 
into the development and not just plonk down 
something ugly. I would love to see 
village/community/commercial like structures 
blended thoughtfully. Something we could be 
proud of and something that gives 
consideration to our current surrounds that 
we love. 

Community 
Wellbeing, 
Housing, 
Environment, 
Public 
Domain, 
Economy 

Housing, 
Outdoors, 
Commercial, 
Community 

1  

28 It is refreshing to see Council looking at the 
use of its land around Salamander Centre. 
The current shopping centre and related 
developments have been motivated by ill-
equipped Council staff looking only to sell off 
land that was zoned to get funds to fund 
council follies. The appropriate development 
would be for a combined retail, medical and 
high rise affordable development built around 
boulevards and pedestrian precincts. It works 
throughout the world with retail and 
commercial on bottom 2 floors and 1-2 
bedroom apartments above to say 4-5 
storeys with underground parking. It has 
been done at Rooty Hill so well and Green 
Park and in a proposal at Nelson Bay. Retail 
and clerical staff can't afford to live in the 
area and they are vital to attract to the area 
with apartments they can afford. It isn't for 
tourist accommodation! If the area is to be 
serviced we must be able to house young 
people to work in retail, hospitality and 
medical. Currently they can't afford to live 
here. This isn't redesigning the wheel as it 
works throughout Europe and parts of Asia. 
We need affordable retail for shops, 
showrooms and restaurants as the Charter 
Hall model built around Woolworths and 
Coles as key subsidised tenants doesn't 

Community 
Wellbeing, 
Housing, 
Environment, 
Public 
Domain, 
Economy 

Housing, 
Outdoors, 
Commercial, 
Pathways & 
Crossings, 
Community, 
Health, Childcare 

2  
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service the community. Time to think outside 
the square. If the Childcare and Library have 
to be relocated so it may be. 

29 (Reply to comment above) 
Well said 

Community 
Wellbeing, 
Housing, 
Environment, 
Public 
Domain, 
Economy 

Housing, 
Outdoors, 
Commercial, 
Pathways & 
Crossings, 
Community, 
Health, Childcare 

  

30 Central Ave needs to join up to Community 
Close behind the shopping Centre, Kmart 
end, this will reduce traffic leaving the rear 
car park and traveling back through Town 
Centre Cct towards Maccas. 

Movement & 
Infrastructure  

Roads 2  

31 Please do something about the NO RIGHT 
TURN into Aldi from Town Centre Circuit. 
Either mark it as No Entry or allow people to 
turn right.  I have witnessed multiple times 
incidents involving pedestrians and vehicles 
as the "majority" of cars ignore the sign and 
zoom in. 

Movement & 
Infrastructure 

Roads, Pathways 
& Crossings, 
Signage 

2  

32 Build a decent high rise tower with at least 50 
storeys, making the lower five retail and 
commercial and the upper floors restaurants 
and dining with residential in between. Have 
caveats preventing their use as temporary / 
short term rentals. Ease the shortage of 
accommodation for workers and reduce 
pressure on clearing more natural bushland 
for housing and commercial development. 

Housing, 
Environment, 
Economy 

Housing, 
Commercial, 
Environment  

1 1 

33 If you want to keep the koalas surviving 
around Wanda Wetlands, you really need to 
keep the vital habitat around the edges of the 
wetlands.  There is fabulous habitat at the 
back of the library and preschool.  We need 
more housing, so it makes sense to build 
upwards and keep our native bushland too. 
Do it well, and it would be awesome to enjoy 
watching koalas and other wildlife into the 
future behind the library and preschool. 

Community 
Wellbeing, 
Housing, 
Environment 

Housing, 
Environment, 
Community, 
Childcare 

3  

34 The thing that has surprises me is that for a 
tourist town, where we have a large explosion 
of tourists in the holiday season that we do 
not have a decent hospital within the bay. 
Heaven help someone who has a serious 
accident- transport over 1 hour to the Mater 
Hospital or John Hunter Hospital. We also 
have an ageing population and a growing 
community that would benefit from having a 
decent hospital. Build some foundations / 
infrastructure which would make living / 

Community 
Wellbeing, 
Housing 

Health, Elderly   
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moving / holidaying in the bay even more 
attractive. 

35 Recently travelled to Port Douglas on a road 
trip, and honestly our roads are $?!?? Please 
do something about our roads all this 
discussion about the town centre and no 
discussion about road upgrades and repairs 

Movement & 
Infrastructure 

Roads   

36 I think we need apartments for the low-
income earners, that are not available for 
tourists. Make a bridge to lemon tree 
passage will allow workers to get to 
salamander square easier and provide a 2nd 
way out if something ever happens to Nelson 
Bay road. 

Movement & 
Infrastructure
, Housing 

Housing, Roads  1  

37 (Reply to comment above) 
Good suggestions here. 

Movement & 
Infrastructure
, Housing 

Housing, Roads   

38 Please ensure the Library is protected and 
that there are no plans for its removal. Also 
ensure that the existing bushland and vital 
Wildlife corridors here are not totally removed 
and decimated. 

Community 
Wellbeing, 
Environment 

Environment, 
Community 

2  

39 (Reply to comment above) 
I agree fully with what you have to say . 
The library is in a peaceful position with the 
bushland near it, surrounding its carpark. It is 
so convenient where it is and is the best 
library Internally I have seen. The bushland 
corridors for the Mambo Wetlands area for 
koalas must remain. We need to protect the 
bush we have within the towns. You don't 
know what you have till it's gone. All in the 
name of dollars, development and progress. 
The importance of the bush to Salamander 
Early Education is paramount as well. To 
expose young children to the bush and all 
critters within is such a wonderful thing as it 
educates them in nature which has a life time 
effect. I believe they found an endangered 
frog species in this bush just in from the 
Centre. 

Environment, 
Community 
Wellbeing 

Environment, 
Community, 
Childcare, 
Parking 

2  

40 There needs to be a pedestrian foot path on 
the Kmart side of Town Centre CCT to the 
Central Ave round about. I often see people 
walking along the road at the edge of the 
guard rail and cars having to slow when they 
unexpectedly come across them. Also, get rid 
of all the silly No Right Turn signs. What is 
the difference between turning right into Aldi 
at Kmart or opposite PRD? Everyone does it, 
just look at how worn the double white lines 

Movement & 
Infrastructure 

Roads, Signage, 
Pathways & 
Crossings 

1  
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are near Kmart. Why is turning right from the 
PRD car park allowed but not from the Bay 
Medical car park? Once again, everyone 
does it. And why can't we enter the Ampol 
petrol station from Central Ave? 

41 (Reply to comment above) 
Good suggestions here . Have tried 
to recommend all these to Council. Should 
now be reviewed and approved by the Local 
Traffic Committee. 

Movement & 
Infrastructure 

Roads, Signage, 
Pathways & 
Crossings 

1  

42 I would like to see a Pier jutting out into 
Salamander Bay which locals and visitors 
alike could use to fish and swim off. It could 
have coffee carts, icecream vendors, 
markets, and family entertainment stalls. Also 
an area for local artisans to show their ware. 
Roundabouts, jazz bands, miniature train 
rides and a children’s play area. 

Community 
Wellbeing, 
Public 
Domain, 
Economy 

Outdoors, 
Commercial, 
Community, 
Youth 

1  

43 A good idea, time to start using this land, and 
definitely like the concept of business and 
housing together. 

Housing, 
Environment, 
Economy  

Housing, 
Commercial, 
Environment 

 1 

44 I suggest the areas shown purple should be 
developed as medium density residential 
interdispersed with green areas. 

Housing, 
Environment 

Housing, 
Outdoors, 
Environment 

 1 

45 The large carpark on the southern side can 
do with shelter ( similar to the shelter on the 
northern carpark ). It is always better to 
manage to park your car under shelter not 
only during the hot weather but also if it’s wet. 
I also would like to propose a monthly car 
boot sale in the car park during the morning 
between 7am and 1pm. 

Community 
Wellbeing,  
Movement & 
Infrastructure 

Roads, 
Community, 
Parking 

1  

46 Our roads are disgraceful and we need to 
replace managers in the engineering 
department. 

Movement & 
Infrastructure 

Roads   

47 This submission is for input into the future 
land uses around the Salamander Central 
Shopping Centre I wish to advise that there 
are insufficient parking spaces already at the 
current centre. When they were being 
counted and assessed with the approval of 
Stage 3 the loading docks were counted as 
several parking spaces and since then the 
centre has reduced the size of these spaces 
and also allowed grocery pick-up stations, 
thus reducing even more parking spaces. 
The ring road around the current centre is in 
a disgraceful state and is in need of 
emergency hot-mix reconstruction. The early 
concept plans were for future buildings and 
the retention basin adjacent to the Tomaree 

Movement & 
Infrastructure
, 
Environment, 
Community 
Wellbeing, 
Public 
Domain 

Roads, 
Community, 
Parking 

3  
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Library should be kept in its entirety as this 
basin collects all the litter and water runoff 
from the carparks and road links. 

48 I think all the shopping trolleys should have 
$2 refundable deposit on them that would tidy 
up the car park and stop damage to cars hop 

Economy Outdoors, Other   

49 Dear Council Members, I have been a 
resident of Port Stephens (Corlette) now for 8 
years, and for the past 2 years have been the 
owner of an electric vehicle and do most of 
my charging (slow) at home. Often on 
occasions it is not possible for me to charge 
my vehicle at home to 80% (owing to 
overcast weather etc., a sudden need to 
travel distance far beyond battery level 
charge etc.) which causes me to search 
locally for "fast" charging stations, with only 
one in the local area located at Soldiers 
Point. Alternately Heatherbrae (about 48 km 
away) or Karuah (about 58 km away), or 
Newcastle (60 km away), which of course is 
ridiculous if battery level is low, meaning 
distance travel to and then from those 
charging stations is doubled. In addition to 
the foregoing, I have on two occasions been 
approached at Salamander Bay Shopping 
Centre by EV drivers, (not local) and once in 
Nelson Bay Shopping Centre, they being 
aware that my vehicle is electric, seeking the 
location of a local fast charging station, only 
to be told there were none locally other than 
Soldiers Point (only 24kw). These people 
were all visitors to the area from elsewhere 
on holidays, and because they were unable 
to access a "fast" charger, perhaps not likely 
ever to return to the area again for holidays, 
which makes one consider just how many 
other holiday EV drivers have the same 
experience and opinion. Yes, there are a 
limited number of "slow" chargers locally, 
however these chargers are nearly all located 
at accommodation facilities for their paying 
guests with only one or two available for 
public use, which can each take up to 8 hours 
to charge to only 80%. Hardly satisfactory 
when in peak holiday season there may be 
dozens of vehicles requiring charging, 
particularly when the very limited number of 
public available of "slow" chargers are in use 
for such long periods of time. Also, it needs to 
be borne in mind that there are many 
hundreds of accommodation facilities that 
have absolutely no EV charging facilities at 
all. Council needs to consider the plight of the 

Movement & 
Infrastructure
, 
Environment, 
Public 
Domain 

Outdoors, 
Environment 

2  
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many EV driver visitors to Port Stephens, 
whom have not been able to access local 
charging (either fast or slow) during their 
stays in the area, (and perhaps not likely to 
return with their $$$$$), coupled with those 
residents whom have EV vehicles, and not 
unlike myself, have a need to be able to "fast" 
charge on several occasions each year, 
beyond their home "slow" charging facility. I 
do urge Council to take this issue up with the 
several "fast" charging facility companies, 
local business facilities, local accommodation 
facilities etc., not to  mention the State 
Government, with the view of providing 
incentive/s to each should they agree and 
arrange for the installation of "fast" charging 
stations for the general public. 

50 I believe we need to retain the existing 
bushland areas that fringe the car park and 
Shopping Centre! The wildlife that use these 
sites for habitat will be impacted by any form 
of development! Extending the height of the 
existing centre could provide a better solution 
towards addressing our shortage of 
accommodation and car parking spaces. 

Housing, 
Environment, 
Movement & 
Infrastructure
, Economy  

Housing, 
Commercial, 
Environment, 
Parking 

1  

51 It's great that council is planning for the 
future. My concern is that this plan is a little 
premature and doesn't capture all the future 
considerations. My observations are that car 
parking is already at max capacity during 
peak times and further development of the 
area without extra parking will not help the 
situation. The current Charter Hall shopping 
centre and Nelson Bay have many vacant 
shops. These areas should go multi-level 
before council sells off land for commercial 
reasons. If it is not commercially feasible to 
develop then I don't believe releasing more 
land to develop is the answer.  Purple areas 
are key community areas. I would expect the 
need for more community areas will increase 
as population increases. I don't think this plan 
caters for this increased community demand 
in 2041 and it is not feasible to buy back the 
land. Additionally, I'd like to see sheltered 
play areas in the area. In comparison to other 
councils, PS Council is behind the ball with 
parks and play areas. Multistory (4) 
residential units adjacent to community 
daycare creates privacy issues for the 
children.In summary, redevelop the current 
area with more parking and shops (think 
Kotara). Maintain council land for future 
growth. Our library and community day care 

Community 
Wellbeing, 
Environment, 
Movement & 
Infrastructure 
Public 
Domain, 
Economy, 
Housing 

Housing, 
Outdoors, 
Commercial, 
Environment, 
Community, 
Childcare, 
Parking 

1  
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require further investment to meet growing 
needs of the community in 2041 (think 
Forster library).Thank you for allow me to 
share my thoughts. 
 

52 Also, I just want to say that this plan wasn't 
well advertised. I would have expected 
details of the proposal available in the library 
community area and potentially in the 
shopping centre. I saw a random flyer 
attached to an empty shop front which didn't 
show the map or details. 

    

53 Love the idea of a large indoor jungle gin. Community 
Wellbeing 

Community, 
Youth 

  

54 Umina have a fantastic skate park and 
playground near the NRMA caravan park. It 
would be fantastic if PS invested in 
something similar 

Community 
Wellbeing 

Outdoors, 
Community, 
Youth 

  

55 I'd rather see existing residential land be 
rezoned than see off council land. 

Housing Housing   

56 These small areas of bush are essential for 
Koala & animal habitat. We have enough 
shops in the Salamander Bay shopping 
precinct... there are shop spaces empty in the 
Centre.  This area is important for plant 
diversity as well. Landcare groups have 
worked and collected seeds from this area of 
bushland. 

Environment, 
Economy 

Commercial, 
Environment 

1  

57 Existing shopping centre should be 
redeveloped and full utilised before 
expanding out into surrounding habitat, which 
is highly valued for both wildlife and amenity 

Environment, 
Economy 

Commercial, 
Environment 

  

58 If Council had adhered a decade ago to State 
government request for a Masterplan then we 
wouldn’t be in such a pickle now. Ad hoc 
planning hasn’t and won’t work. There are too 
many things wrong with the Centre to list 
here (has been done well in 6 pages from 

) I support a high rise residential 
component being included on existing 
Council land next to Pre School. It doesn’t 
impinge on anyone’s views. It should be low 
cost and targeted to affordability. No holiday 
lets. Include shops or medical and potential 
for a couple of layers of carparking. This is 
one area where I support high rise!  Be aware 
of 2 things from the past –   the area next to 
the Library does provide for run off from 
carpark and also need to check with local 
Worimi people as that was an issue years 
ago. The slope on the northern side with 

Community 
Wellbeing, 
Housing, 
Movement & 
Infrastructure
, Economy  

Housing, 
Commercial, 
Community, 
Health, Parking  

1  
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houses backing onto it could become  
unstabilised if disturbed. The “Big W” DA 
proposal of years ago identified this and 
should be taken into account in any proposal 
for a ring road (which is needed) The 
vegetation there now has only been there for 
10 years. 

59 I'm concerned that a shopping centre should 
be called a "town centre", the objective of this 
plan.  My daughter has just done a HSC 
Design and Technology studies on this very 
subject, and leading studies say that best 
practices for town centres "serve as the 
vibrant core of these new communities, 
weaving together daily conveniences, public 
spaces, and places for connection."  Where 
amongst the retailers are the vibrant 
community spaces to sit, connect and play?  
Or is this merely an extension of retail space 
to collect taxes and rent and call it a town 
centre? 

Community 
Wellbeing, 
Public 
Domain, 
Economy 

Outdoors, 
Commercial, 
Community, 
Signage 

1  

60 Yes, I'm also am EV owner and I've tried, in 
vain, to contact the shopping centre owners 
and their solar suppliers, suggesting that they 
could leverage around 900 kW of solar 
installed on the roof, as well as a large 
battery, to charge EVs. The owners of the 
solar are retailers and, whatever they don't 
sell to shopping centre users, they would 
have to sell at very low wholesale prices. 
They could price the EV charging at 40 to 50c 
per kWh and make a much bigger profit. The 
shops would also benefit. 50 kW DC chargers 
would be good or even 22 kW AC chargers 
(only 11 kW for most EVs). They're not 
interested in communication with the local 
community, it seems. 

Environment, 
Economy 

Environment, 
Other 

  

61 Because it creates traffic chaos. The reason 
why people turn illegally is because there's 
no sign telling them that the entrance is 
around the corner. 

Movement & 
Infrastructure  

Roads, Signage   

62 We need a bridge to LTP first. If this weather 
has done anything it shows how much this is 
needed. Developing the bushland around the 
shopping centre is ridiculous. Build the 
shopping up lower rent and get better shops 
in to support the community. 

Movement & 
Infrastructure 
Environment, 
Economy 

Commercial, 
Roads, 
Environment 

  

63 Thank you for the opportunity to provide 
comment. The Salamander Bay Town Centre 
is next to the Mambo Wanda Wetlands. 
These wetlands are a truly magnificent 188-
hectare Port Stephens Council reserve. This 

Environment, 
Community 
Wellbeing 

Environment, 
Community 

1  
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area is being proposed as a RAMSAR site. 
The Ramsar Convention is an international 
agreement for the protection and 
conservation of wetlands under UNESCO. 
Construction of large buildings on the very 
edge of the site will compromise any 
possibility of achieving RAMSAR recognition. 
There should be no more encroachment into 
the green space at any point, no hardline 
edges to the site, and no construction to the 
edge of the site. These green areas should 
be preserved as buffer zones for the mambo 
wetlands and importantly for the existing 
shopping centre. Ultimately providing some 
protection to the shopping centre against 
future flooding events. Future developments 
should be compatible with nature. This may 
include interpretative and educational centres 
to inform visitors, locals and schools about 
the function and importance of wetlands. 
Establishing open seed stock nurseries for 
replanting mangrove and littoral forest areas 
could also be an optional use for the 
proposed development areas. 

64 On behalf of TRRA I submit our support for: 
30/4   1/5    2/5    4/5  
and   5/5 ,  (not para 5)  
7/5         8/5   

    11/5   14/5     
16/5      x2  17/5  

  19/5     20/5    21/5 
  24/5   

Manually added to votes  

    

65 Please see my submission attached (  
) 

[See below] 

Community 
Wellbeing, 
Movement & 
Infrastructure 
Housing, 
Environment, 
Economy 

Housing, 
Commercial, 
Roads, Signage, 
Environment, 
Pathways & 
Crossings, 
Parking 

2  

66 I have attached my submission (  ) 
[See below] 

Community 
Wellbeing, 
Environment, 
Economy,  
Movement & 
Infrastructure 

Environment, 
Commercial,  
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Join the Conversation Comment #65 
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Join the Conversation Comment #65 continued 
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Join the Conversation Comment #65 continued 
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Join the Conversation Comment #65 continued 
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Join the Conversation Comment #65 continued 
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Join the Conversation Comment #66 continued 
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Join the Conversation Comment #66 continued 
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Join the Conversation Comment #66 continued 
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Shuttle bus to service centre, and 
encourage use of existing bus stops and 
services 

 

Call up a bus service ‘on demand’  

Link coastal walk to bus services and 
car park 

 

Rumble strips near pedestrian crossings  

Improve signs  

Learn from mistakes to improve 
pedestrian connections when 
developing 

 

Improve connection to the Rigby centre 
– renovation at Super Strike? 

 

1  Enforce bus zones – signs and rangers 
2 Lights 
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Tourist/visitor info/educational centre to 
understand wetlands and wildlife 

World economy 

Additional mixed use area on 
Salamander Way 

Online shopping 

Private hospital Apartments aren’t designed for families 
– not enough storage 

Youth Removing green space 

Late night shopping Inability to control privately owned 
developments to increase density 

Medical precinct  

New commercial will be competition  

Opening up/improving Oasis/Henry 
Centre 

 

Density should be in existing spaces – 
e.g. over car parks 

 

Make residential cat and dog free  
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Make if greener – of some height Development diminishing greenery 

Viewing options for Mambo. 

• Viewing platforms 
• Create links + access to the 

Mambo 
• It’s the character 

Fines start beyond library 

Rooftop gardens 

• Community garden 
• Native 
• Densify Library space + Council 

Buildings 
o Green space “village 

green” 
o Assist with homelessness 

Lighting of public buildings 

Shading Anti-social behaviour 

Walkability/Connectivity Common theming – signage, planting, 
seating 

Increase public access to back of library Green space to gather at lunch for 
workers 

• little parks for kids place to play 
• Accessible 
• Inviting + outside 
• Seating + tables 
• Natural plants 

Anchor activity in wetlands More people living here will create 
activity – increase safety 

Strong theming with the area around  

• Public art 
• Art walks – to create an 

experience 

DA Conditions for new developments 
to include rooftop/greening 

Signage – digital (interpretative)  Challenges with current homelessness 
issues 
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Changing zoning above commercial on 
Salamander Way to mixed use (Could 
preserve some more enviro space) 

 

Playgrounds on rooftop  

APZ to be turned into walking tracks  
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APPENDIX D –Letters and Emails x 3 

Email received 1 May 2025 

I would like to see a bit of an urban hub. 
Multi-level buildings with commercial shops and cafes/restaurants below.  
Ground level for shops / restaurants. 
Level 2-3 for commercial office space or community services hub 
Level 4+ residential apartments for permanent rentals/ ownership (not for holiday letting). 
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The other idea in the larger space is for more leisure 
activities (especially for winter/bad weather). Multilevel 
entertainment hub.  
A cinema complex, time zone style arcade, indoor 
swimming pool and sports centre. Roller rink/ ice rink. 
 
Sent from my iPhone 
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Email received 26 May 2025 
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Appendix E: Collateral  
1.1 Social Media  
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ITEM NO. 3 FILE NO: 25/168097 
 EDRMS NO: PSC2024-03158 

 
REQUEST FOR FINANCIAL ASSISTANCE 
 
REPORT OF: STEVEN PEART – ACTING GENERAL MANAGER 
DIRECTORATE: GENERAL MANAGER’S OFFICE 
 

RECOMMENDATION IS THAT COUNCIL: 
 
1) Approves provision of financial assistance under Section 356 of the Local 

Government Act 1993 from Mayoral and Wards Funds to the following:- 

a) Salt Ash Hall Committee – Mayoral funds - $51 donation towards hall hire fees 
for community meeting. 

b) Fingal Beach Surf Life Saving Club – Mayoral funds - $4,000 donation towards 
replacement of damaged equipment.  

c) Hinton Public School P&C – Rapid Response – Cr Giacomo Arnott – West 
Ward Funds - $250 donation towards outdoor equipment. 

d) Voice of Wallalong of Woodville (VOWW) – Rapid Response - Cr Giacomo 
Arnott – West Ward Funds - $250 donation towards administration expenses. 

e) Raymond Terrace Magpies Rugby League Club - Rapid Response - Cr 
Giacomo Arnott – West Ward Funds - $500 donation towards field safety 
repairs. 

f) Raymond Terrace Junior Rugby League Football Club (Raymond Terrace 
Roosters) - Rapid Response - Cr Giacomo Arnott – West Ward Funds - $500 
donation towards junior player development. 

g) Tomaree Neighbourhood Centre – East Ward Funds - $500 donation towards 
‘Mad Hatter Tea Party’ fundraising event.  

 

 
BACKGROUND 
 
The purpose of this report is to determine and, where required, authorise payment of 
financial assistance to recipients judged by the Mayor and or Councillors as 
deserving of public funding. The Grants and Donations Policy gives the Mayor and 
Councillors a wide discretion either to grant or to refuse any requests. 
 
Council's Grants and Donations Policy provides the community, the Mayor and 
Councillors with a number of options when seeking financial assistance from Council. 
Those options being: 
 
1. Mayoral Funds 
2. Rapid Response 
3. Community Financial Assistance Grants – (bi-annually)  
4. Community Capacity Building 
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Council is unable to grant approval of financial assistance to individuals unless it is 
performed in accordance with the Local Government Act 1993. This would mean that 
the financial assistance would need to be included in the Operational Plan or Council 
would need to advertise for 28 days of its intent to grant approval. Council can make 
donations to community groups. 
 
The requests for financial assistance are shown below: 
 
MAYORAL FUNDS 
 

Salt Ash Hall 
Committee 

A Council 355c 
Committee. 

$51 Donation towards 
hall hire fees. 

Fingal Beach Surf 
Life Saving Club 

A volunteer based 
organisation 
dedicated to 
ensuring beach 
safety. 

$4,000 Donation towards 
replacement of 
damaged 
equipment. 

 
WARD FUNDS 
 

Hinton Public 
School P&C 

The P&C is made 
up of parents and 
carers, teachers 
and community 
members that 
contribute to 
decision-making, 
developing policies 
and management 
plans as well as 
fundraising. 

$250 Donation towards 
outdoor 
equipment. 

Voice of Wallalong 
of Woodville 
(VOWW) 

VOWW is a not-
for-profit 
community 
organisation 
formed to preserve 
the character of 
the north-west 
corner of Port 
Stephens LGA. 

$250 Donation towards 
administration 
expenses. 
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Raymond Terrace 
Magpies Rugby 
League Club 

A community 
based club fielding 
competitive men’s 
and women’s 
teams in the 
Newcastle Hunter 
Rugby League.  

$500 Donation towards 
field safety repairs. 

Raymond Terrace 
Junior Rugby 
League Football 
Club (Raymond 
Terrace Roosters) 

A community 
focused club 
dedicated to 
developing young 
rugby league 
players.  

$500 Donation towards 
junior player 
development.  

Tomaree 
Neighbourhood 
Centre 

A community hub 
dedicated to 
supporting 
vulnerable and at-
risk individuals 
through 
emergency relief 
and programs. 

$500 Donation towards 
‘Mad Hatter Tea 
Party’ fundraising 
event.  

 
COMMUNITY STRATEGIC PLAN 
 

Strategic Direction Delivery Program 2025-2029 

Resources and finance Develop and implement strategic 
direction and governance of Council 

 
FINANCIAL/RESOURCE IMPLICATIONS 
 

Source of Funds Yes/No Funding 

($) 

Comment 

Existing budget Yes   

Reserve Funds No   

Developer Contributions 
(S7.11) 

No   

External Grants No   

Other No   

 
LEGAL AND POLICY IMPLICATIONS 
 
To qualify for assistance under Section 356(1) of the Local Government Act 1993, the 
purpose must assist the Council in the exercise of its functions. Functions under the 
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Act include the provision of community, culture, health, sport and recreation services 
and facilities. 
 
The Policy interpretation required is whether the Council believes that: 
 
a) applicants are carrying out a function, which it, the Council, would otherwise 

undertake. 
b) the funding will directly benefit the community of Port Stephens. 
c) applicants do not act for private gain. 
 

Risk Risk 
Ranking 

Proposed Treatments Within 
Existing 
Resources? 

There is a risk that 
Council may set a 
precedent when 
allocating funds to the 
community and an 
expectation those funds 
will always be available. 

Low Adopt the 
recommendations. 

Yes 

 
SUSTAINABILITY IMPLICATIONS 
Includes Social, Economic and Environmental Implications 
 
Nil. 
 
COMMUNICATION AND ENGAGEMENT 
 
Council’s Communication and Engagement Strategy uses the IAP2 Framework to 
identify the level of engagement undertaken. An explanation for each level is shown 
below. 
 

INFORM To provide the public with balanced and objective information to 
assist them in understanding the problems, alternatives, 
opportunities and/or solutions. 

CONSULT To obtain public feedback on analysis, alternatives and/or 
decisions. 

INVOLVE To work directly with the public throughout the process to ensure 
that public concerns and aspirations are consistently understood 
and considered. 

COLLABORATE To partner with the public in each aspect of the decision 
including the development of alternatives and the identification 
of the preferred solution.  

EMPOWER To place final decision-making and/or developed budgets in the 
hands of the public.  

 No external communications and engagement are required for 
this report. 

http://myport/corporateservices/organisationDevelopment/riskManagement/Corporate%20Risk%20Documents/Corporate%20Risk%20Management%20Brochure.pdf
http://myport/corporateservices/organisationDevelopment/riskManagement/Corporate%20Risk%20Documents/Corporate%20Risk%20Management%20Brochure.pdf
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The following communication and engagement applies to this report. 
 
External communications and engagement 
 

INFORM Community members are advised of the outcome of their 
application. 

 
Internal communications and engagement 
 
Consultation has been undertaken by the General Manager's Office. 
 
Consultation has been undertaken to ensure budget requirements are met and 
approved. 
 
OPTIONS 
 
1) Accept the recommendation. 
2) Vary the dollar amount before granting each or any request. 
3) Decline to fund all the requests. 
 
ATTACHMENTS 
 
Nil.  
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil.  
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ITEM NO. 4 FILE NO: 25/168116 
 EDRMS NO: PSC024-03232 

 
INFORMATION PAPERS  
 
REPORT OF: STEVEN PEART – ACTING GENERAL MANAGER  
DIRECTORATE: GENERAL MANAGER’S OFFICE 
 

RECOMMENDATION IS THAT COUNCIL: 
 
Receives and notes the Information Papers  listed below being presented to 
Council on 22 July 2025. 
 

 
No:       Report Title                                                                         Page: 
 
1 Six Monthly Grants Report to 30 June 2025 201 
2 Cash and Investment Portfolio - June 2025 206 
3 Elected Members Professional Development and Expenses  
               Reports - 1 January 2025 to 30 June 2025 216 
4 Delegations Report 219 
5 Council Resolutions 221  
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ITEM NO. 1 FILE NO: 24/314200 
 EDRMS NO: PSC2017-00180 

 
SIX MONTHLY GRANTS REPORT TO 30 JUNE 2025 
 
REPORT OF: GLEN PETERKIN - FINANCIAL SERVICES SECTION MANAGER  
DIRECTORATE: CORPORATE STRATEGY AND SUPPORT 
 
BACKGROUND 
 
The purpose of this report is to provide the status of the Six Monthly Grants Report to 
30 June 2025. 
 
There have been 21 successful grant applications for the period 1 January 2025 to 
30 June 2025 totalling $6,426,223 and 10 unsuccessful grant applications which 
indicates a success rate of 68%. 
 
ATTACHMENTS 
 
1) Six Monthly Grants Report to 30 June 2025. ⇩   
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil. 
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Six-Monthly Grants Statement 

For the period 1 January 2025 – 30 June 2025 
 

Successful Grant Applications 
Grant Section / Department Project Title  Project Summary Value 

2025 NAIDOC Grants Program 
Communications and 
Customer Experience - 
Vibrant Places 

NAIDOC Launch 2025, 
for everyone to 
celebrate 'The Next 
Generation of Strength 
Vision & Legacy in 
Raymond 

Port Stephens NAIDOC celebrations 
unite the community with Worimi 
through a flag-raising, street march, and 
Riverside Park activities. 

$2,000 

2025-27 Aboriginal Cultural 
Heritage Grant Assets - Community Assets 

Birubi Point Aboriginal 
Place Seating/Viewing 
Area 

Reinstate the seating/viewing area 
which has been inundated with sand. 
Assist in restoring the desired look and 
function of the amenity; guides large 
masses of foot traffic to stay on 
dedicated footpaths walking areas rather 
over protected landscapes. 

$40,000 

Coastal and Estuary Grants 
Program 2024-25 - 
Implementation Streams 

Assets - Community Assets Corlette Foreshore 
Sand Carting 

Sand carting to move accumulated sand 
to provide improved amenity value and 
prevent burial of stormwater outlets at 
Corlette Beach. 

$75,667 

Coastal and Estuary Grants 
Program 2024-25 - 
Implementation Streams 

Assets - Community Assets Shoal Bay Foreshore 
Sand Carting 

Carting of sand from the western section 
of the beach and nourishment of the 
eroding sections of Shoal Bay Beach 
with around 10,000 m3 of sand to 
provide improved beach access and 
amenity. 

$178,001 
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Country Passenger Transport 
Infrastructure Grants Scheme 
(CPTIGS) 2024/25 

Assets - Civil Projects Bus Shelters 
Construction of 7 new bus shelters and 
upgrade of 6 existing bus shelters 
across the LGA. 

$67,000 

Crown Reserves Improvement 
Fund 2024/25 

Strategy and Environment - 
Natural Systems 

One Mile Dune 
Stabilization 

Control of active Bitou Bush sites and 
maintain dune stabilisation works at One 
Mile Beach. Bitou bush is a prolific 
seeder and new plants will germinate in 
their thousands this year in locations 
where bushes were removed last year. 

$35,327 

Crown Reserves Improvement 
Fund 2024/25 

Strategy and Environment - 
Natural Systems 

Shoal Bay Car Park 
Coral Tree Removal 

Following an Arboricultural Impact 
Assessment undertaken on behalf of 
Council, 22 Coral Trees within the 
proposed treatment area were 
recommended for removal. This will both 
facilitate car park improvements and 
improve safety for visitors. 

$13,850 

Crown Reserves Improvement 
Fund 2024/25 

Strategy and Environment - 
Natural Systems 

Boat Harbour 
Headland Restoration 

To maintain and restore this highly 
visible, once pristine, coastal headland 
reserve back to all its natural glory using 
an array of bush regeneration and 
invasive species removal techniques. 

$55,549 

Crown Reserves Improvement 
Fund 2024/25 Assets - Community Assets 

New inclusive public 
amenities at One Mile 
Beach 

This project will construct a new 
inclusive amenities building. This will 
benefit residents, visitors and local 
businesses alike by ensuring all users of 
one of the busiest Crown Reserves have 
a positive, welcoming experience. 

$272,727 

Crown Reserves Improvement 
Fund 2024/25 

Strategy and Environment - 
Natural Systems 

Priority Weed Species 
Program 

This program aims to help Crown Land 
to meet their Biosecurity Duty under the 
Biosecurity Act 2015 by creating and 
managing plans to mitigate the spread 
of high priority invasive species across-
tenure within the PSC LGA. 

$107,559 

Get NSW Active 2025-26 Assets - Civil Projects Halifax to Harwood 
Shared Path 

This project involves the construction of 
a shared-use pathway from Halifax 
Holiday Park to Harwood Avenue in 
Shoal Bay, improving connectivity, 
pedestrian and cyclist safety, and 
accessibility. 

$1,250,000 

Growing Regions Program – 
Round 2 Assets - Community Assets Don Waring Oval 

Upgrade 

Implementation of the Tomaree Sports 
Complex Masterplan to upgrade Don 
Waring Oval. Scope includes expansion 

$2,946,743 
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of playing fields, fencing, floodlighting, 
car park and pathways. 

Joint Procurement Funded 
Support – Stream 1 

Community Services 
Section - Waste 
Management 

Regional Procurement 
for Waste Services 

City of Newcastle and Port Stephens 
Council wish to explore the option of 
entering an alliance (i.e. Joint Venture) 
with the view of jointly delivering waste 
and recycling services to their 
communities. 

$89,650 

Koala Corridor Mapping Strategy and Environment - 
Natural Systems 

Koala Corridor 
Mapping 

Koala corridor mapping in the Port 
Stephens Local Government Area $12,000 

Local Government Apprentices, 
Trainees and Cadets - Round 1 

Organisation Support - 
Human Resources  

Employment of 3 cadets in the following 
areas: Engineer (Civil); Graphic 
Designer; Engineer (Environmental). 

TBA** 

Local Government Apprentices, 
Trainees and Cadets - Round 2 

Organisation Support - 
Human Resources  Employment of an Apprentice Gardner TBA** 

NAIDOC 2025 Local Grants 
Communications and 
Customer Experience - 
Vibrant Places 

NAIDOC 2025 

Traditional flag raising, followed by 
street march to Riverside Park Raymond 
Terrace for fun, sharing, enduring 
relationship building and cultural 
experiences. 

$3,000 

Play Our Way Program Assets - Community Assets 
Lakeside Sports 
Complex Floodlighting 
Upgrade 

This project will be to upgrade all 
existing floodlights at Lakeside Sports 
Complex to LED and install additional on 
field 4, 5 and the mod field to increase 
capacity. 

$957,660 

Regional Event Fund - Flagship 
Event stream 

Communications and 
Customer Experience - 
Vibrant Places 

Shoal Bay Food and 
Wine Festival 

An event showcasing the abundance of 
quality food Port Stephens has to offer. 
Closure of Shoal Bay Rd between 
Government Rd and Tomaree Rd giving 
complete access to attendees to 
experience alfresco dining over the 
Shoal Bay Sunset. 

$20,000 

Regional Housing Strategic 
Planning Fund (Round 3) 

Strategy and Environment - 
Strategic Planning 

Infrastructure Needs 
Analysis 

The project is to undertake an 
infrastructure needs analysis that 
focusses on the growth areas identified 
in the Housing Supply Plan to support 
the delivery of new housing. 

$249,490 

Youth Opportunities Program 
2024/25 

Communications and 
Customer Experience - 
Vibrant Places 

The Place Is Yours 

Young people will gain skills in project 
management, place activation, cooking, 
positive relationships and wellbeing. 
Informal networks with services and 
mentors taking part in the regular 
programs will be gained. Connections 

$50,000 
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with diverse young people will be 
maintained utilising sport, arts and 
cultural engagement at young people's 
favourite places. 

Total  $6,426,223 
 

There were 10 unsuccessful grant applications during the period 1 January 2025 – 30 June 2025. 

There have been 30 successful grant applications for the financial year 2024 – 2025 to date. 

** TBA - Local Government Apprentices, Trainees and Cadets funding is difficult to quantify at this point in time due to the following: 

• The funding covers the minimum wage + 15% on costs for new apprentices/cadets/trainees. 
• The minimum wage rates increase each financial year. 
• The individuals employed under round 1 have a contract of 2 years (spanning over 3 different financial years) with rates for 2027 yet to be determined. 
• Employment has not yet been finalised for round 2, therefore the applicable pay rate is not yet known. 
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ITEM NO. 2 FILE NO: 24/314362 
 EDRMS NO: PSC2017-00180 

 
CASH AND INVESTMENT PORTFOLIO - JUNE 2025 
 
REPORT OF: GLEN PETERKIN - FINANCIAL SERVICES SECTION MANAGER  
DIRECTORATE: CORPORATE STRATEGY AND SUPPORT 
 
BACKGROUND 
 
The purpose of this report is to present Council’s schedule of cash and investments 
held at 30 June 2025. 
 
Council’s total portfolio of investments was $78.2 million with an additional $1.3 
million held in Council’s operational account as at 30 June 2025. 
 
The investment portfolio is currently yielding 5.33% p.a. on a rolling 1 year 
performance, which is 0.94% above the benchmark.  
 
The investment portfolio meets the benchmarks for product type, rating exposure and 
maturity limits but is outside the benchmark in relation to institution exposure. As at 
30 June 2025 Council held 1% more cash with State Bank of India (BBB rated) than 
the benchmark allows. Cashflow requirements have reduced the overall portfolio size 
however at the time of investing with State Bank of India all benchmark requirements 
were met. No further investments with State Bank of India will be placed until the 
single institution limit has improved. 
 
Council has sufficient cash to cover all reserves. 
 
ATTACHMENTS 
 
1) Cash and Investment Portfolio - June 2025. ⇩   
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil. 
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Cash Investment Portfolio 
Asset Allocation as at 30 June 2025 
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Product Type Market Value ($) Within Policy
At Call -                                  
Cash 1,322,081                       

At Notice -                                  
TD 78,165,986                     

Managed Fund -                                  
79,488,067                     

 = Yes
 = No

Cash Investment Portfolio Holdings

At Call Cash At Notice TD Managed Fund
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Credit Rating Group Market Value ($) Current % Policy Limit % Within Policy
AAA -                                  0% 100% 
AA 10,671,427                     13% 100% 
A 32,043,898                     40% 80% 

BBB 23,479,913                     30% 30% 
NR 13,292,830                     17% 20% 

79,488,067                     100%

 = Yes
 = No

Rating Exposure

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

AAA

AA

A

BBB

NR

Total Credit Exposure

Current % Policy Limit %
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Institution Rating Total Investment Exposure Policy Limit Remaining to Limit Within Policy
AMP Bank BBB 1,047,178                        1% 10% 6,901,629                        
Arab Bank NR 2,111,728                        3% 10% 5,837,079                        
Australian Military Bank BBB 1,046,925                        1% 10% 6,901,882                        
Australian Unity Bank BBB 1,001,414                        1% 10% 6,947,393                        
BOC A 4,779,956                        6% 20% 11,117,658                      
Bank Vic BBB 3,256,725                        4% 10% 4,692,081                        
Bank of Sydney NR 4,023,485                        5% 10% 3,925,322                        
CBA - Cash AA 1,322,081                        2% 30% 22,524,339                      
Coastline Credit Union Limited BBB 1,067,379                        1% 10% 6,881,427                        
Community First Bank Ltd BBB 1,016,813                        1% 10% 6,931,994                        
Dnister Credit Co-Op NR 1,087,736                        1% 10% 6,861,071                        
ING Bank A 11,822,860                      15% 20% 4,074,754                        
Judo Bank BBB 3,114,325                        4% 10% 4,834,481                        
MOVE Bank NR 4,012,040                        5% 10% 3,936,767                        
MyState Bank BBB 2,046,034                        3% 10% 5,902,773                        
National Australia Bank AA 8,319,716                        10% 30% 15,526,705                      
Rabobank Australia A 15,441,083                      19% 20% 456,531                           
State Bank of India BBB 8,864,051                        11% 10% 915,244-                           
The Mutual Bank BBB 1,019,068                        1% 10% 6,929,738                        
Warwick Credit Union Ltd NR 2,057,841                        3% 10% 5,890,966                        
Westpac AA 1,029,630                        1% 30% 22,816,790                      
Total 79,488,067                      

 = Yes
 = No

Institution Exposure

 -
 5

 10
 15
 20
 25
 30

M
illi
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Total Investment Policy Limit
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Detailed Maturity Profile Market Value ($) Current % Policy Limit % Within Policy
Less than or equal 90 Days 21,373,468                    27% 100% 

Between 90 Days and 365 Days 41,331,178                    52% 100% 
Between 366 Days and 3 Years 7,085,973                      9% 50% 
Between 3 Years and 5 Years 8,697,448                      11% 40% 

Greater than 5 Years 1,000,000                      1% 30% 
79,488,067                    100%

 = Yes
 = No

Term to Maturity Limits

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

<1 Yr

<1 Yr

>1 Yr

>3 Yrs

>5 Yrs

Current % Policy Limit %
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Performance 1 month actual 3 months actual 6 months actual FYTD actual 1 year % p.a. 
(Rolling)

Bloomberg AusBond BBI (Benchmark) 0.32% 1.02% 2.10% 4.39% 4.39%
PSC Investment Portfolio 0.40% 1.36% 2.67% 5.33% 5.33%

Outperformance/(underperformance) 0.08% 0.34% 0.57% 0.94% 0.94%

Portfolio Performance

0.00%

1.00%

2.00%

3.00%

4.00%

5.00%

6.00%

One Year Rolling Performance

AusBond BBI Rate RBA Cash Rate PSC Portfolio Performance
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Income Earned vs Budget

 -

 500,000

 1,000,000
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 2,000,000
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 4,000,000

 4,500,000

Monthly Investment Income - Actual to Budget

YTD Actual 2024/25 YTD Budget 2024/25 YTD Actual 2023/24
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Institution Market Value Days Held Interest Rate Date Invested Maturity Date Rating
CBA - Cash 1,322,081                   1 30/06/2025 1/07/2025 AA
Judo Bank 1,113,375                   733 5.70% 5/07/2023 7/07/2025 BBB
MyState Bank 1,016,488                   497 5.10% 4/03/2024 14/07/2025 BBB
AMP Bank 1,047,178                   725 5.25% 3/08/2023 28/07/2025 BBB
Australian Military Bank 1,046,925                   726 5.27% 9/08/2023 4/08/2025 BBB
National Australia Bank 1,044,433                   354 5.10% 16/08/2024 5/08/2025 AA
National Australia Bank 1,044,588                   363 5.07% 13/08/2024 11/08/2025 AA
ING Bank 1,047,337                   734 5.30% 8/08/2023 11/08/2025 A
BOC 1,093,703                   717 5.12% 1/09/2023 18/08/2025 A
BOC 1,093,703                   724 5.12% 1/09/2023 25/08/2025 A
National Australia Bank 2,082,788                   367 4.97% 30/08/2024 1/09/2025 AA
State Bank of India 1,042,756                   369 5.10% 28/08/2024 1/09/2025 BBB
Dnister Credit Co-Op 1,087,736                   647 5.55% 1/12/2023 8/09/2025 NR
National Australia Bank 1,039,440                   364 4.93% 11/09/2024 10/09/2025 AA
Rabobank Australia 3,123,288                   377 5.00% 3/09/2024 15/09/2025 A
Arab Bank 1,088,210                   661 5.58% 1/12/2023 22/09/2025 NR
National Australia Bank 1,039,440                   377 4.93% 11/09/2024 23/09/2025 AA
National Australia Bank 1,039,440                   384 4.93% 11/09/2024 30/09/2025 AA
Community First Bank Ltd 1,016,813                   586 5.03% 29/02/2024 7/10/2025 BBB
Bank of Sydney 1,010,652                   186 4.80% 10/04/2025 13/10/2025 NR
ING Bank 1,035,417                   369 5.03% 16/10/2024 20/10/2025 A
Bank Vic 1,085,364                   696 5.40% 1/12/2023 27/10/2025 BBB
Bank Vic 1,085,681                   703 5.42% 1/12/2023 3/11/2025 BBB
Bank of Sydney 2,012,485                   182 4.65% 12/05/2025 10/11/2025 NR
Bank Vic 1,085,681                   717 5.42% 1/12/2023 17/11/2025 BBB
National Australia Bank 1,029,587                   362 5.07% 29/11/2024 26/11/2025 AA
Westpac 1,029,630                   538 5.15% 11/06/2024 1/12/2025 AA
MOVE Bank 1,002,119                   178 4.55% 13/06/2025 8/12/2025 NR
MyState Bank 1,029,546                   370 5.16% 3/12/2024 8/12/2025 BBB
MOVE Bank 1,002,119                   185 4.55% 13/06/2025 15/12/2025 NR
Coastline Credit Union Limited 1,067,379                   655 5.05% 29/02/2024 15/12/2025 BBB
Warwick Credit Union Ltd 1,028,493                   375 5.20% 12/12/2024 22/12/2025 NR
Warwick Credit Union Ltd 1,029,348                   381 5.20% 6/12/2024 22/12/2025 NR
MOVE Bank 1,003,963                   221 4.52% 29/05/2025 5/01/2026 NR
Arab Bank 1,023,518                   733 5.02% 10/01/2024 12/01/2026 NR
MOVE Bank 1,003,839                   234 4.52% 30/05/2025 19/01/2026 NR
State Bank of India 1,045,010                   530 5.15% 15/08/2024 27/01/2026 BBB
Rabobank Australia 1,003,616                   601 5.28% 5/06/2024 27/01/2026 A
BOC 1,020,322                   369 4.88% 29/01/2025 2/02/2026 A
Rabobank Australia 1,002,530                   607 5.13% 12/06/2024 9/02/2026 A
BOC 509,640                      377 4.82% 4/02/2025 16/02/2026 A
ING Bank 1,053,653                   602 5.38% 1/07/2024 23/02/2026 A
State Bank of India 1,041,918                   545 5.00% 28/08/2024 24/02/2026 BBB
State Bank of India 514,448                      444 5.30% 13/12/2024 2/03/2026 BBB
ING Bank 1,053,653                   616 5.38% 1/07/2024 9/03/2026 A
Rabobank Australia 1,553,513                   521 4.97% 11/10/2024 16/03/2026 A
State Bank of India 1,053,795                   623 5.50% 8/07/2024 23/03/2026 BBB
Rabobank Australia 775,156                      514 5.08% 1/11/2024 30/03/2026 A
State Bank of India 1,053,795                   637 5.50% 8/07/2024 6/04/2026 BBB
Rabobank Australia 775,156                      528 5.08% 1/11/2024 13/04/2026 A
State Bank of India 1,053,795                   651 5.50% 8/07/2024 20/04/2026 BBB
BOC 1,062,588                   735 5.35% 29/04/2024 4/05/2026 A
Rabobank Australia 1,047,832                   661 5.15% 26/07/2024 18/05/2026 A
State Bank of India 1,029,912                   536 5.30% 6/12/2024 26/05/2026 BBB
State Bank of India 1,028,623                   535 5.25% 13/12/2024 1/06/2026 BBB
ING Bank 1,015,576                   472 4.66% 28/02/2025 15/06/2026 A
ING Bank 1,015,576                   486 4.66% 28/02/2025 29/06/2026 A
Bank of Sydney 1,000,348                   374 4.23% 27/06/2025 6/07/2026 NR
ING Bank 1,013,953                   488 4.63% 12/03/2025 13/07/2026 A
Australian Unity Bank 1,001,414                   404 4.30% 18/06/2025 27/07/2026 BBB
Judo Bank 1,000,471                   410 4.30% 26/06/2025 10/08/2026 BBB
Rabobank Australia 1,015,191                   536 4.78% 6/03/2025 24/08/2026 A
ING Bank 1,035,527                   733 4.55% 18/09/2024 21/09/2026 A
The Mutual Bank 1,019,068                   733 4.80% 5/02/2025 8/02/2027 BBB
Rabobank Australia 1,034,398                   1664 5.32% 6/11/2024 28/05/2029 A
Rabobank Australia 515,985                      1663 5.28% 21/11/2024 11/06/2029 A
Rabobank Australia 1,033,036                   1687 5.22% 11/11/2024 25/06/2029 A
Judo Bank 1,000,479                   1474 4.37% 26/06/2025 9/07/2029 BBB
Rabobank Australia 508,837                      1680 5.12% 24/02/2025 1/10/2029 A
Rabobank Australia 1,033,252                   1825 5.30% 13/11/2024 12/11/2029 A
ING Bank 515,894                      1831 5.25% 21/11/2024 26/11/2029 A
ING Bank 508,578                      1806 4.97% 24/02/2025 4/02/2030 A
ING Bank 509,614                      1825 4.84% 5/02/2025 4/02/2030 A
Rabobank Australia 1,019,293                   1831 5.14% 13/02/2025 18/02/2030 A
ING Bank 1,018,082                   1840 5.00% 18/02/2025 4/03/2030 A
ING Bank 1,000,000                   1834 4.22% 30/06/2025 8/07/2030 A
Total 79,488,067                 

Investment Register



ORDINARY COUNCIL - 22 JULY 2025 

ITEM 2 - ATTACHMENT 1 CASH AND INVESTMENT PORTFOLIO - JUNE 
2025. 

PORT STEPHENS COUNCIL 215 

 

As at June 2025
$'000

External
Grants and Contributions 5,717                                       
Developer contributions (inc Haulage) 25,025                                     
Domestic Waste Management 8,046                                       
Crown Reserve 2,829                                       
Crown - Surf Life Saving Clubs 5                                              

Internal
Deposits, retentions and bonds 1,572                                       
Admin Building 377                                          
Asset Rehab/Reseals 4,244                                       
Commercial Property 4,141                                       
Community Buildings 149                                          
Community Loans 200                                          
Council Parking 1,320                                       
Drainage 2,276                                       
Election Reserve -                                           
Emergency & Natural Disaster 4,308                                       
Employee Leave Entitlements (ELE) 1,000                                       
Enhanced Services Focus Area 812                                          
Federal Assistance Grant in Advance 4,322                                       
Fleet 895                                          
Grants Receivable 1,209                                       
IT 2,001                                       
Mayoral and Ward Funds 30                                            
Medowie Social -                                           
Other Waste 573                                          
Repealed 1,553                                       
Resilience fund 3,000                                       
Sustainable energy and water reserve 52                                            
Transport and Environmental Levy 941                                          
Unexpended loan funds -                                           
Total 76,597                                     

Cash and Investment Report 79,488                                     

Variance Cash Reserves to Bank Account - Unadjusted Position 2,891                                       

Variance Due to:
Outstanding Creditors (146)                                         
Oustanding Debtors 540                                          
Outstanding GST refund 489                                          
Total Variance 883                                          

Unrestricted Cash/(Shortfall) - Adjusted Position 3,775                                       

Reserves listed above are indicative only due to end of financial year adjustments not being completed at
the time this report was extracted.

Restricted Cash

Reserve



ORDINARY COUNCIL - 22 JULY 2025 

PORT STEPHENS COUNCIL 216 

 
ITEM NO. 3 FILE NO: 25/111422 
 EDRMS NO: PSC2017-00739 

 
ELECTED MEMBERS' PROFESSIONAL DEVELOPMENT AND EXPENSES 
REPORTS - 1 JANUARY 2025 TO 30 JUNE 2025 
 
REPORT OF: TONY WICKHAM - GOVERNANCE SECTION MANAGER  
DIRECTORATE: GENERAL MANAGER'S OFFICE 
 
BACKGROUND 
 
Professional Development 
 
The purpose of this report is to provide an account of the expenses incurred by the 
Elected Members in accordance with clause 5.14 of the Councillor Induction and 
Professional Development Policy for the period January to June 2025. 
 
Expenses 
 
The purpose of this report is to provide an account of the expenses incurred by the 
Elected Members in accordance with Clause 3.127 of the Payment of Expenses and 
Provision of Facilities to Mayor and Councillors Policy for the period 1 January 2025 
to 30 June 2025 (ATTACHMENT 1). 
 
Expenses incurred on continuing professional development and conferences are 
shown at (ATTACHMENT 2). 
 
The costs in the report are those incurred by the Elected Members that have been 
reconciled during this period and does not include expenses incurred that have not 
been submitted for reimbursement. The report also shows the total costs incurred to 
Council by Elected Members (including the monthly allowance) for each costing 
category listed. 
 
ATTACHMENTS 
 
1) Elected Members' Expense Report - 1 January 2025 to 30 June 2025. ⇩  
2) Elected Members' Continuing Professional and Conference Expenses - 1 January 

2025 to 30 June 2025 ⇩   
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil. 
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Elected Members' Expense Report 1 January 2025 to 30 June 2025
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Description of Expense Limits as per policy

Councillor Mobile Rental $371.00 $371.00

Councillor Mobile Calls $117.00 $195.00 $113.00 $62.00 $120.00 $607.00

Councillor Landline Phone Rental $0.00

Councillor Landline Phone Calls $0.00

Councillor Fax Rental $0.00

Councillor Fax Calls $0.00

Councillor Internet 75% up to $60 per month $281.00 $814.00 $67.00 $1,162.00

Councillor Intrastate Travel Expenses $7000 per year $1,761.00 $1,210.00 $274.00 $413.00 $307.00 $3,965.00

Councillor Interstate Travel (out of NSW) $2000 per year $0.00

Councillor Interstate Accommodation (out of NSW) $0.00

Councillors Intrastate Accommodation $2,541.00 $1,149.00 $1,090.00 $2,486.00 $985.00 $8,251.00

Councillor Conferences $3,016.00 $2,232.00 $405.00 $1,009.00 $890.00 $7,552.00

Councillor Training $0.00

Councillor Partner Expenses
Mayor $1000 per year
Crs $500 per year (excluding 
LGNSW Annual Con.)

$0.00

Councillor ICT Devices (incl. Mobile phones) $5000 per term $3,161.00 $798.00 $3,959.00

Councillor Stationery $500 per year

Councillor Awards/Ceremonies/Dinners $517.00 $232.00 $77.00 $77.00 $155.00 $1,058.00

Councillor Child Care Costs $6000 per year

Councillor Communications Bundle

75% up to $100 per month 
landline
75% up to $100 per month 
mobile

Councillor Professional Development $15,000 per term $5,715.00 $1,138.00 $25.00 $1,328.00 $11,234.00 $1,075.00 $10,733.00 $511.00 $11,296.00 $1,798.00 $44,853.00

Councillor Uniforms

TOTALS $13,948.00 $2,287.00 $1,442.00 $1,405.00 $15,961.00 $1,480.00 $17,776.00 $2,876.00 $12,530.00 $2,073.00 $71,778.00

Councillor Superannuation $4,497.00 $1,296.00 $1,296.00 $1,296.00 $1,296.00 $1,296.00 $1,296.00 $1,296.00 $1,296.00 $1,296.00 $16,161.00

Councillor Allowances Mayor $66,800 pa 
Crs - $27,050 pa $39,104.00 $11,271.00 $11,271.00 $11,271.00 $11,271.00 $11,271.00 $11,271.00 $11,271.00 $11,271.00 $11,271.00 $140,543.00

TOTALS $57,549.00 $14,854.00 $14,009.00 $13,972.00 $28,528.00 $14,047.00 $30,343.00 $15,443.00 $25,097.00 $14,640.00 $228,482.00

Total Number of Council Meetings Attended (8 held)

75% up to $200 per month

$3000 per year

Total Number of Months Reimbursed during the period
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AICD Course1     $9,300  $9,300  $9,300  

AICD Membership1 $659    $859  $859  $859 $659 

AICD Event, Newcastle1 $75         $64 

AIM – Applying Strategic Thinking Course2 $1,633          

ALGA National General Assembly3 $990    $1,232 $405 $1,009 $890   

ALGWA Conference4 $1,000          

Councillors’ Strategic Workshops  $1,331 $1,138 $1,075 $1,328 $1,075 $1,075 $574 $511 $1,137 $1,075 

IPWEA Local Roads Congress5 $500          

IPWEA Asset Management Course5 $1300          

LGNSW – Visitor & Economy Conference6 $1,026    $1,000      

Women in Leadership event $217          

Total $8,731 $1,138 $257 $1,328 $13,466 $1,480 $11,742 $1,401 $11,296 $1,798 
 

1 – Australian Institute of Company Directors 
2 – Australian Institute of Management 
3 – Australian Local Government Association 
4 – Australian Local Government Women’s Association 
5 – Institute of Public Works and Engineering Australasia 
6 – Local Government NSW 
7 – A refund of $1,050 was received from the Australian Institute of Company Directors 
 
 
 

 

 Elected Members’ Professional Development and Conference Expenses Report 
1 January 2025 to 30 June 2025  
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ITEM NO. 4 FILE NO: 25/168547 
 EDRMS NO: PSC2009-00965 

 
DELEGATIONS REPORT 
 
REPORT OF: TONY WICKHAM - GOVERNANCE SECTION MANAGER  
DIRECTORATE: GENERAL MANAGER'S OFFICE 
 
BACKGROUND 
 
The purpose of this report is to advise Council of each occasion the Mayor and/or 
General Manager have exercised their delegations, other than under section 226 and 
335 of the Local Government Act 1993, which are conferred on each role. 
 
The report at (ATTACHMENT 1) provides details of the delegation exercised, such as 
the delegated authority, the date and the reason for exercising the delegation. 
 
ATTACHMENTS 
 
1) Delegations Report. ⇩   
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil. 
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Date exercised Delegations exercised Purpose Role exercising delegation Reported to Council

30-Jun-25 Clause 178 of the Local Government  (General) Regulation 2021 T113-2025 - Physical Record Management Services Acting General Manager 22 July 2025

4-Jul-25 Code of Meeting Practice Approval of Public Access application on Item 1 - DA16-2024-609-1 - 140 Soldiers Point 
Road, Salamander Bay Mayor 22 July 2025

7-Jul-25 Code of Meeting Practice Approval of Public Access application on Item 1 - DA16-2024-609-1 - 140 Soldiers Point 
Road, Salamander Bay Mayor 22 July 2025

MAYOR AND GENERAL MANAGER DELEGATION REPORT



ORDINARY COUNCIL - 22 JULY 2025 

PORT STEPHENS COUNCIL 221 

 
ITEM NO. 5 FILE NO: 25/168093 
 EDRMS NO: PSC2017-00106 

 
COUNCIL RESOLUTIONS 
 
REPORT OF: STEVEN PEART – ACTING GENERAL MANAGER  
DIRECTORATE: GENERAL MANAGER'S OFFICE 
 
BACKGROUND 
 
The purpose of this report is to inform the Mayor and Councillors of the status of all 
matters to be dealt with arising out of the proceedings of previous meetings of the 
Council in accordance with the Code of Meeting Practice. 
 
ATTACHMENTS 
 
1) Community Futures resolutions. ⇩  
2) Corporate Strategy and Support resolutions. ⇩  
3) Facilities and Infrastructure ⇩  
4) General Manager's Office resolutions. ⇩   
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
 
TABLED DOCUMENTS 
 
Nil. 
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 Division: Community Futures 
Committee:   
Officer:    

Date From:  25/02/2025 
Date To:  08/07/2025 

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    

 
 
 

InfoCouncil Page 1 of 3 
 

Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
25/02/2025 

Lamont, Brock Tree Vandalism Policy 19/09/2025 26/02/2025  

1  Peart, Steven    25/43931 
021       
09 Jul 2025 
Draft reviewed policy completed following EAG consultation.  A report back to Council is anticipated 9 September 
2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
25/02/2025 

Gardner, Janelle Revised Communication 
and Engagement Strategy 26/08/2025 26/02/2025  

1  Peart, Steven    25/43931 
025       
09 Jul 2025 
Public Exhibition period has been completed. 5 submissions were received. These have been discussed at the CEAG 
meeting and changes are being made to the Strategy. This is scheduled to be reported to Council at the 26 August 
2025 meeting. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Lamont, Brock Draft Development Control 
Plan 2025 23/09/2025   

4  Peart, Steven    25/148178 
119       
09 Jul 2025 
The DCP has been placed on public exhibition from 16 June to 14 July 2025 and a report back to Council is tentatively 
scheduled for 23 September 2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Lamont, Brock 

Draft Local Infrastructure 
Contributions Plan 2020 - 
Comprehensive 
Amendment 

9/09/2025   

5  Peart, Steven    25/148178 
120       
09 Jul 2025 
The draft Port Stephens Local Infrastructure Contributions Plan was placed on exhibition on 13 June 2025. Exhibition 
closes 13 July 2025 and a report back to Council is tentatively scheduled for 9 September 2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

 
Ordinary 
Council 
10/06/2025 

Lamont, Brock 

MATTER ARISING - Min 
No. 121 - Item 5 - Draft 
Local Infrastructure 
Contributions Plan 2020 - 
Comprehensive 
amendment. 

28/11/2025   

  Peart, Steven     
 121       
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 Division: Community Futures 
Committee:   
Officer:    

Date From:  25/02/2025 
Date To:  08/07/2025 

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    

 
 
 

InfoCouncil Page 2 of 3 
 

09 Jul 2025 
Prepare a report proposing an amendment to the Plan to allow a 50% discount on infrastructure contributions for 
manufactured home developments that include at least 5% affordable housing. A two-way is to be held prior to 
finalising the Council report. Prepare a report exploring options for a new rating category for manufactured home 
estates, with rates scaled to the number of dwellings, to ensure fair revenue for service provision. A two-way is to be 
held on 18 November 2025 prior to finalising the Council report. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Gardner, Janelle Policy Review: 
Sponsorship Policy 10/08/2025 25/06/2025  

3  Peart, Steven    25/159107 
140       
09 Jul 2025 
The Sponsorship Policy is currently on public exhibition for a period of 28 days., Should no submissions be received, 
the Sponsorship policy will be adopted and the Beachside Holiday Parks Major Event Sponsorship and Promotions 
Policy will be revoked, without a further report to Council. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
8/07/2025 

Lamont, Brock 

Australian Local 
Government Association 
(ALGA) National General 
Assembly 

16/07/2025 9/07/2025  

2  Peart, Steven    25/178128 
       
09 Jul 2025 
It was resolved that Council writes to the Australian Local Government Association thanking them for another 
successful National General Assembly event and requesting that the format of the event be reviewed., A letter is being 
drafted to be sent by Wednesday 16 July 2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

 
Ordinary 
Council 
08/07/2025 

Gardner, Janelle 

URGENCY MOTION - 
Convene an urgent 
Community Engagement 
and Advisory Group 
meeting to review our 
roads communication plan 
with the aim of gaining 
greater community 
understanding of Council's 
approach to roads. 

23/07/2025   

  Peart, Steven     
10 Jul 2025 
Council is working with Community Engagement and Advisory Group to schedule an urgent meeting to review the 
roads communication plan and work to gain a greater community understanding of Council's approach to roads. 
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 Division: Community Futures 
Committee:   
Officer:    

Date From:  25/02/2025 
Date To:  08/07/2025 

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    
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Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

 
Ordinary 
Council 
08/07/2025 

Gardner, Janelle 

URGENCY MOTION: 
Write to Member for 
Paterson re Federal 
Assistance Grants. Initiate 
a public petition to the 
NSW Parliament calling on 
the NSW Government to 
provide immediate 
financial support for 
Medowie Road and Lemon 
Tree Passage Road. 

23/07/2025   

  Peart, Steven     
10 Jul 2025 
The General Manager to write to Meryl Swanson MP regarding Federal Assistance Grants. Council will initiate a public 
petition calling for NSW Parliament to provide financial support for Medowie Road and Lemon Tree Passage Road. 
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 Division: Corporate Strategy and  
                          Support 
Committee:   
Officer:    

Date From:  11/04/2023 
Date To:  08/07/2025 

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025   

 
 
 

InfoCouncil Page 1 of 1 
 

Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
11/04/2023 

Pattison, Zoe 22 Homestead Street, 
Salamander Bay 30/12/2025 12/04/2023  

5  Pattison, Zoe    23/92450 
088       
09 Jul 2025 
Council is investigating options for the rezoning of 22 Homestead Street, Salamander Bay, and the development of a 
Vegetation Management Plan, to provide the best opportunity to enable a successful long-term rehabilitation of the 
site. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
22/08/2023 

Pattison, Zoe Raymond Terrace 
Gateway Site Masterplan 31/12/2025   

1  Pattison, Zoe    23/214729 
193       
09 Jul 2025 
Following a two way conversation with Councillors in November 2023, the options presented will be included in the 
context of the broader Raymond Terrace town centre improvements. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Pattison, Zoe 
Policy Review: Acquisition 
and Divestment of Land 
Policy 

30/07/2025 25/06/2025  

5  Pattison, Zoe    25/159107 
09 Jul 2025 
The revised policy is on public exhibition from 25 June 2025 to 22 July 2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Pattison, Zoe 
Policy Review: Property 
Investment and 
Development Policy 

30/07/2025 25/06/2025  

6  Pattison, Zoe    25/159107 
09 Jul 2025 
The revised policy is on public exhibition from 25 June 2025 to 22 July 2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Pattison, Zoe 
112 Adelaide Street and 
18A Sturgeon Street, 
Raymond Terrace 

31/12/2025 25/06/2025  

1  Pattison, Zoe    25/159107 
09 Jul 2025 
It was resolved that Council progresses with Option 2 outlined in the confidential business paper. 
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 Division: Facilities and Infrastructure 
Committee:   
Officer:    

Date From:  27/08/2013 
Date To:   

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    

 
 
 

InfoCouncil Page 1 of 4 
 

Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

 
Ordinary 
Council 
27/08/2013 

Maretich, John Campvale Drain 31/12/2025   

  Kable, Gregory     
 243       
09 Jul 2025 
Awaiting final execution of easement documentation for 2 properties. All other properties (with exception of these 2) 
have been finalised. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
11/04/2023 

Maretich, John 
Naming Recreation 
Precinct at Medowie after 
Geoff Dingle 

31/12/2025 12/04/2023  

2  Kable, Gregory    23/92450 
085       
09 Jul 2025 
Once the reserve has been subdivided as per the Medowie Place Plan, an application will be submitted to the 
Geographical Naming Board to name the recreation precinct after Geoff Dingle. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
28/11/2023 

Maretich, John Sale of closed roads in 
Raymond Terrace 31/12/2025 29/11/2023  

1  Kable, Gregory    23/324875 
09 Jul 2025 
1 road sold and in settlement stage. 1 road moved to closed road reserve. An Expression of Interest (EOI) for the 
remaining road is near completion. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
28/05/2024 

Maretich, John Bus Stop Infrastructure 
Plan 31/10/2025 29/05/2024  

1  Kable, Gregory    24/131056 
09 Jul 2025 
With the recent successful application of the 2024-2025 Country Passenger Transport Infrastructure Grants Scheme 
(CPTIGS), Council Engineers will continue development of the Bus Shelter Infrastructure Plan. Future CPTIGS funding 
is expected to aid in the plan's completion within the next financial year. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
23/07/2024 

Maretich, John Raymond Terrace Boat 
Ramp 31/12/2025 24/07/2024  

6  Kable, Gregory    24/189773 
09 Jul 2025 
A two way conversation and a report will be provided to Council once funding opportunities are available that will help 
determine the scope of works. 
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 Division: Facilities and Infrastructure 
Committee:   
Officer:    

Date From:  27/08/2013 
Date To:   

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    
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Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
12/11/2024 

Donaldson, 
Cameron 

Renewal of Lease - 49 
William Street, Raymond 
Terrace 

31/07/2025 13/11/2024  

1  Kable, Gregory    24/307858 
128       
09 Jul 2025 
Lease negotiations are ongoing. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/12/2024 

Maretich, John Bus Shelters in Port 
Stephens 31/10/2025 11/12/2024  

1  Kable, Gregory    24/333356 
       
09 Jul 2025 
Bus Shelter Policy has been endorsed and staff will review further actions for EOI. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Kable, Gregory 

Port Stephens Roads 
Acceleration Program 
Expanded Funding 
Strategy 

31/12/2026 11/06/2025  

4  Kable, Gregory    25/148178 
115       
09 Jul 2025 
A strategy for funding of the Roads Acceleration Program will be pursued over the next 18 months. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Donaldson, 
Cameron 

Policy Review - Financial 
Assistance for the Disposal 
of Waste in Port Stephens 
Policy 

31/08/2025   

9  Kable, Gregory    25/148178 
       
09 Jul 2025 
The policy has been placed on public exhibition for 28 days. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Maretich, John Trial of Tomaree Shuttle 
Bus 31/10/2025   

1  Kable, Gregory    25/148178 
130       
09 Jul 2025 
Staff will prepare a report and review shuttle bus service trial as per Council resolution. 
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 Division: Facilities and Infrastructure 
Committee:   
Officer:    

Date From:  27/08/2013 
Date To:   

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    
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Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Maretich, John Tomaree Sports Complex 
Masterplan 31/10/2025 11/06/2025  

2  Kable, Gregory    25/148178 
132       
09 Jul 2025 
Staff shall review and consider means to expedite request. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

 
Ordinary 
Council 
10/06/2025 

Maretich, John 
MATTER ARISING - Min 
No. 131 - NOM 1 - Trial of 
Tomaree Shuttle Bus 

31/10/2025   

131  Kable, Gregory     
09 Jul 2025 
Staff to prepare a report as per Council resolution. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Maretich, John 
Policy Review - Provision 
and Management of 
Cemeteries 

31/10/2025 25/06/2025  

7  Kable, Gregory    25/159107 
09 Jul 2025 
This policy has been placed on public exhibition for 28 days with a report to be prepared for Council at the completion 
of the public exhibition period. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Maretich, John Medowie Drainage 31/03/2026 25/06/2025  

1  Kable, Gregory    25/159107 
09 Jul 2025 
Council staff have commenced discussion with Hunter Water Corporation to address the items within this NOM. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Maretich, John Drainage on Sports Fields 31/12/2025 25/06/2025  

2  Kable, Gregory    25/159107 
09 Jul 2025 
Council staff will report back to Council on all sporting fields within the LGA that require drainage upgrades and 
investigate a funding strategy to commence drainage upgrades on identified sporting fields. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
24/06/2025 

Donaldson, 
Cameron 

Proposed Sale or Lease of 
36a Ferodale Road, 
Medowie 

31/10/2025 25/06/2025  

2  Kable, Gregory    25/159107 
09 Jul 2025 
Following the two way conversation to be held on 15 July 2025, a report will be prepared with a decision to be made at 
a future Council meeting. 
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 Division: Facilities and Infrastructure 
Committee:   
Officer:    

Date From:  27/08/2013 
Date To:   

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025    
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Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
8/07/2025 

Maretich, John Footy Finals 31/07/2025 9/07/2025  

1  Kable, Gregory    25/178128 
09 Jul 2025 
Staff will prepare letters for the West Ward Sports Council and Destination Port Stephens. 
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 Division: General Manager's Office 
Committee:   
Officer:    

Date From:  10/06/2025 
Date To:  08/07/2025 

Action Sheets 
Report 

 Printed: Wednesday, 9 July 2025   
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Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Wickham, Tony Revised Code of Meeting 
Practice 25/07/2025   

10  Crosdale, 
Timothy    25/148178 

126       
09 Jul 2025 
On public exhibition until 25 July 2025. 

 
Type Meeting Officer/Director Subject Est. Compl. Emailed Completed 

Report 
Ordinary 
Council 
10/06/2025 

Wickham, Tony Code of Conduct 11/07/2025   

11  Crosdale, 
Timothy    25/148178 

127       
09 Jul 2025 
On public exhibition until 11 July 2025. 
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NOTICE OF MOTION 

ITEM NO. 1 FILE NO: 25/176959 
  

 EDRMS NO: PSC2024-03148 
 
REQUEST TO REVOKE REMAINING DECLARED OFFSHORE WIND ZONE AND 
RESTORE TO COMMUNITY AND ENVIRONMENT 
 
COUNCILLOR:   MARK WATSON  
 

THAT COUNCIL:  

1) Notes Council’s position from the Council meetings held on 10 and 24 October 
2023 and 22 October 2024. 

2) Notes that in recent media statements, the Hon Chris Bowen MP, Minister for 
Climate Change and Energy, has ruled out any further projects being added to 
the declared Hunter offshore wind zone, reinforcing that only one licence is to 
be issued. 

3) Notes there is increasing local demand for withdrawing the remaining area 
beyond the single licence area.   

4) Continues to oppose the offshore wind project and, where possible, limit any 
licenced area. 

5) Requests the General Manager write to the Hon. Chris Bowen MP, requesting 
that: 

a) The remaining portion of the declared Hunter offshore wind zone (outside of the 
area covered by the first licence) be revoked; 

b) The area be returned to community and environment, recognising it’s 
ecological, cultural, and economic significance. 

6) Requests the General Manager write to: 

a) The Hon. Kate Washington MP, State Member for Port Stephens; and 

b) Ms Meryl Swanson MP, Federal Member for Paterson, seeking their support 
and advocacy for Port Stephens on this matter, and requesting they convey the 
community’s position to the Minister. 

7) Requests a response from the Hon. Chris Bowen MP’s office and that it be 
reported back to Council at the earliest opportunity and displayed on Port 
Stephens Council website. 
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BACKGROUND REPORT OF: BROCK LAMONT – ACTING DIRECTOR 
COMMUNITY FUTURES 

 
BACKGROUND 
 
Port Stephens Council has an endorsed position on the Declared Offshore Wind 
Zone from the meetings held on 10 and 24 October 2023 and 22 October 2024 
(ATTACHMENT 1). 
 
As reported on 22 October 2024, Council has actively contributed to consultation 
activities and advocated community concerns to the Federal Government during 
consultation activities for offshore wind projects. To date, an Environmental Impact 
Statement associated with an offshore wind proposal has not been received. 
 
Should the Notice of Motion be supported, it would not alter the endorsed position of 
Council. 
 
FINANCIAL/RESOURCE IMPLICATIONS 
 

Source of Funds Yes/No Funding 

($) 

Comment 

Existing budget Yes   

Reserve Funds No   

Developer Contributions 
(S7.11) 

No   

External Grants No   

Other No   

 
ATTACHMENTS 
 
1) Ordinary Council Minutes - 22 October 2024 – Minute No. 206. ⇩   
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MINUTES ORDINARY COUNCIL - 22 OCTOBER2O24

ITEM NO. 10 FILE NO: 24180232
EDRMS NO: PSC2021-04195

WIND FARM OFF PORT STEPHENS

REPORT OF: BROCK LAMONT - STRATEGY & ENVIRONMENT SECTION
MANAGER

DIRECTORATE: COMMUNITY FUTURES

RECOMMENDATION IS THAT GOUNCIL:

1) Consider the matter in accordance with the previous resolution and reaffirm
Council's position on the matter.

ORDINARY COUNCIL MEETING .22 OCTOBER 2024
MOTION

Cr Wells introduced the inclusion of '24 October 2023' into the motion. The mover
and seconder accepted the amendment.

Those for the Motion: Crs Leah Anderson, Rosalyn Armstrong, Giacomo Arnott,
Peter Francis and Jason Wells.

Those against the Motion: Crs Chris Doohan, Nathan Errington, Paul Le Mottee, Ben
Niland and Mark Watson.

The motion was carried on the casting vote of the Mayor.

Cr Doohan gave notice of the following foreshadowed motion

That Council:

1) Notes that the community of Port Stephens vehemently opposes any further
progress of exploratory works investigating the possibility of a Wind Turbine
Zone off the coast of our beautiful Port Stephens.

206 Gouncillor Giacomo Arnott
Mayor Leah Anderson

It was resolved that Council

1) Notes the decision of Council from 10 and 24 October 2023.
2) Agrees to continue the position from the 10 October 2023 motion as

Council's ongoing position, which is to oppose the offshore wind
project.
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2) Notes that during the recent Local Government Elections in Port Stephens,
100% of successful candidates aligned themselves to take a unanimous
approach in resisting any support for the proposed Wind Turbine Zone off the
coast of Port Stephens.

3) The General Manager re-engages with our local State and Federal Members to
reiterate Councils collective stance refuting any further investigative efforts on
the aforementioned Wind Turbine Zone, with the intention of eliminating the
project in its entirety.

4) Reports back to the elected body of any progress and/or outcomes at the
earliest opportunity.

BACKGROUND

The purpose of this report is to respond to a resolution of the previous Council.

council resolved at its meeting held on 10 october 2023 (Minute No.230)
(ATTACHMENT 1), that the General Manager provide a report to Council seeking the
Council's opinion on whether to continue opposing the offshore wind farm, or whether
to support it, at the following stages:

a. when the Environmental lmpact statement has been made available
b. At the first meeting at the start of the new term of Council in 2024 to reaffirm

Council's position.

Council resolved a further Notice of Motion at the 24 October 2023 Council meeting
in relation to the Offshore Wind Power Zone (ATTACHMENT 2).

Following these resolutions, Council has actively contributed to consultation activities
and advocated community concerns during the following Federal Government
consultation activities for offshore wind projects:

council met with the Federal Department of climate change, Energy, the
Environment and Water (DCCEEW) during the public consultation period for the
declaration of offshore wind area to raise the community concerns and ensure
that Council had all available information to make a valuable submission.

Council provided a submission to DCCEEW regarding the declaration of the
offshore wind area, encouraging further consultation to be undertaken with the
community and highlighting potential impacts on visual amenity, cultural heritage,
marine and coastal environments and local industry and business.

Council provided a submission to the NSW Department of Planning, Housing and
lnfrastructure (DPHI) regarding the draft Energy Policy Guidelines, noting
community concerns and requesting guidance regarding how the State
Government will regulate offshore wind and related transmission infrastructure,
requesting that this be included in the guidelines.

a

o
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Councilwrote to and a delegation met with the Hon. Chris Bowen MP, Federal
Minister for Climate Change and Energy, to highlight community concerns.

Council wrote to and a delegation met with Meryl Swanson MP, Federal Member
for Paterson, to highlight community concerns.

Council wrote to the Hon. Kate Washington MP, State Member for Port Stephens,
to highlight community concerns.

Council included an action (D1001) within the Port Stephens Coastal Management
Program (CMP) to work collaboratively and share information with key
stakeholders about any major projects proposed in the open coastal waters, to
ensure compliance with the vision and objectives of the Coastal Management
Program and the objects of the Coastal Management Act.

COMMUNITY STRATEGIC PLAN

Strategic Direction Delivery Program 2022-2026

Governance Provide and implement strategic
direction and governance of Council

FINANCIAL/RESOURCE IM PLICATIONS

Source of Funds Yes/No Funding
($)

Gomment

Existing budget No

Reserve Funds No

Developer Contributions
(s7.11)

No

External Grants No

Other No

LEGAL, POLICY AND RISK IMPLICATIONS

Risk Risk
Rankinq

Proposed Treatments Within
Existing
Resources?

There is a risk that the
outstanding resolution of
Council is not dealt with
as the resolution was
made.

Low Deal with the item to reach
resolution.

Yes
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There is a risk that
Council does not have
an endorsed position
relating to offshore wind
projects.

Medium Dealwith the item to reach
resolution.

Yes

SUSTAINABILITY IM PLICATIONS
lncludes Social, Economic and Environmental lmplications

The report is in response to a previous resolution of Council seeking to reaffirm
Council's position on the matter. The sustainability implications of the matter will vary
depending upon the position resolved by Council.

CONSULTATION

Further consultation on the matter is not required as the report seeks only to deal
with an outstanding resolution of the former Council.

OPTIONS

1) Accept the recommendation
2) Amend the recommendation
3) Reject the recommendation.

ATTACHMENTS

1) Ordinary Council Minutes 10 October 2023 - Minute No. 230.
2) Notice of Motion - 24 october 2023 - offshore wind power zone

COU NCILLORS' ROOM/DASH BOARD

Nit.

TABLED DOCUMENTS

Nit.
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ITEM 10 - ATTACHMENT 1

2023 - MTNUTE NO. 230.
ORDINARY COUNCIL MINUTES 1O OCTOBER

MINUTES ORDINARY COUNCIL .IO OCTOBER 2023

Those for the Motion: Mayor Ryan Palmer, Crs Leah Anderson, Giacomo Amott,
Matthew Bailey, Peter Francis, Steve Tucker and Jason Wells.

Those against the Motion: Nil.

The motion was carried.

URGENT MOTION 1

Cr Giacomo Arnott moved to introduce a matter of urgent business under clause 9.3
of the Code of Meeting Practice.

The motion was granted by Mayor Palmer.

ORDINARY COUNCIL MEETING.lO OCTOBER 2023
MOTION

PORT STEPHENS COUNCIL 7

230 Councillor Giacomo Arnott
Councillor Leah Anderson

It was resolved that Council:
1) Notes the ongoing consultative process the Federal Governmenl is

undertaking with the community and other stakeholders into whether
an offshore wind farm industry should be established off the coast of
Port Stephens and Newcastle.

2) Notes that the Federal Government Minister for Energy Chris Bowen
states that an offshore wind farm in this location has the potential to
create 3,000 construction jobs and 1,500 ongoing jobs, as well as
Sgigawatts of electricity for the East Coast Energy gdd.

3) Notes that there are 1,454 published responses to lhe proposal on
the Australian Government Department of Climate Change, Energy,
lhe Environment and Water consultation hub web page.

4) Notes lhat the Federal Government Minister for Energy Chris Bowen,
the Federal Member for Paterson Meryl Swanson, and several MPs
from the opposition and alternative parties have met with residents of
Port Stephens to discuss this project.

5) Notes that the Federal Government will still engage in 3 consultation
phases before any works actually start, and that it is unlikely that any
works would begin for several years from now due to the enormous
amount of reports and consultation that is required to be undertaken.

6) Notes the concerns raised by the community about the project,
including its potential impact on the fishing induslry in Port Stephens,
potential impact on the environment including marine life, potential
noise pollution, potential impact on the tourism industry, and what
such an industry would look like v'rhen viewed from Pod Stephens.

7\ Notes that Local Government, in particular Port Stephens Council,
has had nothino to do with the proposal so far, and has no role to
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ITEM 10 . ATTACHMENT 1

2023 - MTNUTE NO. 230.
ORDINARY COUNCIL MINUTES 1O OCTOBER

IT,IINUTES ORDINARY COUNCIL . {O OCTOBER 2023

play in the consideration, approval or consultation of any offshore
wind farm now or into the future.

8) Agrees that until environmental impact statements and other
scientific evidence is made available to the community in a full, open
and transparent manner, it is opposed to lhe construction of any wind
farm off the coast of Port Stephens.

9) Requests the General Manager write a letter to the Federal Minister
for Energy Chris Bowen and Federal Member for Paterson Meryl
Swanson, noting Council's position, and requesting their attendance
at a Council briefing lo allow Councillors to better understand the
proposal and to pass on the concerns of the community.

10) Requests lhe General Manager provide a reporl to Council at each
stage of he consultative process, outlining any recent progress on
the matter.

11) Requests the General Manager provide a report to Council seeking
the Council's opinion on whether to continue opposing the offshore
wind farm, or whether to support it, at the following stages:

a. When the Environmental lmpact Statement has been made available,
and

b. At the first meeting at the start of the new term of Coun cilin 20241o
reafiirm Council's position.

Councillor Matthew Bailey left the meeting at 5:44pm.

Those for the Motion: Mayor Ryan Palmer, Crs Leah Anderson, Giacomo Amott,
Peter Francis, Steve Tucker and Jason Wells.

Those against the Motion: Nil.

The motion was carried.

Councillor Matthew Bailey returned to the meeting at 5:46pm.
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ITEM 1O . ATTACHMENT 2 NOTICE OF MOTION - 24 OCTOBER 2023.
OFFSHORE WIND POWER ZONE.

MINUTES ORDINARY COUNCIL .24 OCTOBER 2023

NOTICE OF MOTION

ITEM NO.1 FILE NO:231261922

EDRMS NO: PSC2021-04195

PORT STEPHENS OFFSHORE WIND POWER ZONE

COUNCILLOR: CHRISDOOHAN

THAT COUNCIL

1) Acknowledges the Circa 2,000 people that rallied against a Port Stephens
Offshore Wind Power Zone on Saturday 7 October 2023.

2) Opposes the issuing of any exploration licences for the proposed offshore wind
power zones.

3) Supports local efforts by community groups seeking to stop the offshore wind
power zones.

4) Writes to the Hon. Chris Bowen MP, Minister for Climate Change and Energy
seeking a moratorium on any currently unapproved offshore wind power zones.

5) Writes to Ms Meryl Swanson MP, Member for Paterson and the Hon. Kate
Washington MP, Member for Port Stephens to secure their support for the
opposition to the offshore wind power zone and ask for a response confirming
or rejecting support by 3 November 2023 and, if rejecting, state reasons why.

ORDINARY COUNCIL MEETING . 24 OCTOBER 2023
MOTION

PORT STEPHENS COUNCIL t5

249 Councillor Chris Doohan
Councillor Glen Dunkley

It was resolved that Council:
1) Acknowledges the Circa 2,000 people that rallied against a Port

Stephens Offshore Wind Power Zone on Saturday 7 Oclober 2023.
2) Opposes the issuing of any exploration licences for the proposed

offshore wind power zones.
3) Supports local efforts by community groups seeking to stop the

offshore wind power zones.
4) Writes to the Hon. Chris Bowen MP, Minister for Climate Change and

Energy seeking a moratorium on any currenlly unapproved offshore
wind power zones.

5) Writes to Ms Meryl Swanson MP, Member for Paterson and the Hon.
Kate Washington MP, Member for Port Stephens to secure their
support for the opposition to the offshore wind power zone and ask for
a response confirming or rejecting support by 3 November 2023 and, if
reiectinq, stiate reasons whv.
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ITEM 10 . ATTACHMENT 2 NOTICE OF MOTION - 24 OCTOBER 2023 -
OFFSHORE WIND POWER ZONE.

MINUTES ORDINARY COUNCIL -2lt OCTOBER 2023

6) Organise a delegation from Council, including lhe Mayor and other
councillors such to their availability, to visit Parliament House to meet
with the Hon. Chris Bowen MP and relevant departmental officers
about the Offshore Wind Power proposal.

The inclusion of point 6 in the motion was accepted by the mover and seconder.

Those for the Motion: Mayor Ryan Palmer, Crs Giacomo Amott, Chris Doohan, Glen
Dunkley, Peter Kafer and Steve Tucker.

Those against the Motion: Crs Peter Francis and Jason Wells.

The motion was carried.

ORDINARY COUNCIL MEETING.24 OCTOBER 2023
AMENDMENT

Cr Peter Kafer foreshadowed amendment.

"organise a delegation from council, including the Mayor and other councillors to
confirm their availability, to visit Parliament House to meet with the Hon, Chris Bowen
MP and relevant departmental officers about the Offshore Wind power proposal.,'

The inclusion of point 2 in the amendment was accepted by the mover and seconder.

Those for the amendment crs Giacomo Arnoft, Peter Francis, Peter Kafer and Jason
Wells.

Those against the amendment Mayor Ryan Palmer, Crs Chris Doohan, Glen
Dunkley and Steve Tucker.

The amendment was lost on the casting vote of the Mayor.

PORT STEPHENS COUNCIL 16

Councillor Giacomo Arnott
Councillor Peter Francis

That Council

1) Re-affirms its support for the 10 Oclober 2023 resolution of Council
relating to the offshore wind zone malter, which opposes lhe wind
farm proposal, with a review of that position wlren the environmental
studies are received.

2) Organise a delegation from Council, including the Mayor and other
councillors subject to their availability, to visit Parliament House to
meet wilh the Hon. Chris Bowen MP and relevant departmental
officers about lhe Offshore Wind Power proposal.
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NOTICE OF MOTION 

ITEM NO. 2 FILE NO: 25/178522 
  

 EDRMS NO: PSC2024-03148 
 
REVIEW AND STRATEGIC PLANNING FOR DOG RECREATION AREAS IN 
PORT STEPHENS 
 
COUNCILLOR: JASON WELLS  
 

THAT COUNCIL:  
 
1) Undertakes a review of existing dog parks and off-leash areas across the Port 

Stephens LGA to: 

a) Assess current condition, usage, and accessibility. 

b) Identify and prioritise opportunities for improvements or up 

c) Determine suitable locations for the development of new dog parks, especially 
in areas of high demand or population growth. 

2) Engages with the community, including local dog owners and stakeholder 
groups, to gather input on desired features, locations, and safety concerns 
relating to dog recreation areas. 

3) Specifically identify Dog Recreation Areas within Council’s Strategic Asset 
Management Plan (SAMP), to ensure that there is a visible path for long-term 
planning, funding, and maintenance. 

4) Receives a report detailing the findings of the review, community feedback, and 
recommendations for future planning, improvements, and potential funding 
sources. 

 

 
 

BACKGROUND REPORT OF: ANDREW BEHRENS – ACTING ASSETS SECTION 
MANAGER 

 
BACKGROUND 
 
Port Stephens Council currently provides 17 designated dog parks of differing 
experiences including beaches, fenced reserves and unimproved open space. A 
review of dog parks in Port Stephens was undertaken in 2014 with subsequent 
localised investigations undertaken for Soldiers Point (2018), Raymond Terrace 
(2020) and Boat Harbour, Fisherman’s Bay and Anna Bay (2021).  
 
Over 40% of Australian households own at least 1 dog, making them the most 
popular type of pets. National surveys have found that an increasing number of 
people consider their dogs to be part of the family as well as a reason to socialise 
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and exercise. The proven physical and mental health benefits of owning a dog will 
continue to put upward pressure on dog ownership and the need for public spaces to 
accommodate dogs. 
 
Noting that a comprehensive review has not been undertaken for Port Stephens in 
over 10 years, an updated review of existing dog parks and off-leash areas is 
recommended to ensure the needs of dog owners living in, and visiting, Port 
Stephens are addressed sustainably. The review will include engagement with the 
community and identify any opportunities to improve the long term-planning, funding 
and maintenance of dog recreation areas.  
 
FINANCIAL/RESOURCE IMPLICATIONS 
 

Source of Funds Yes/No Funding 

($) 

Comment 

Existing budget Yes   

Reserve Funds No   

Developer Contributions 
(S7.11) 

No   

External Grants No   

Other No   

 
ATTACHMENTS 
 
Nil. 
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NOTICE OF MOTION 

ITEM NO. 3 FILE NO: 25/178915 
  

 EDRMS NO: PSC2024-03148 
 
25TH ANNIVERSARY OF THE SYDNEY OLYMPIC TORCH RELAY IN PORT 
STEPHENS 
 
COUNCILLOR: NATHAN ERRINGTON 
 

THAT COUNCIL:  
 
1) Notes that 27 August 2025 marks the 25th anniversary of the Sydney Olympic 

Torch Relay passing through Port Stephens. 

2) Requests the General Manager to review options for Port Stephens Council and 
our community to recognise this important event.   

3) Investigates whether Council still holds the Sydney Olympic Flag and, if so, 
arranges for it to be flown on the day in recognition of the anniversary. 

 

 
 

BACKGROUND REPORT OF: JANELLE GARDNER – COMMUNICATIONS 
SECTION MANAGER 

 
BACKGROUND 
 
The Sydney 2000 Olympic Torch Relay passed through Port Stephens on 27 August 
2000 creating a moment of pride and celebration for the community.  

The torch was carried through Raymond Terrace by Fingal Bay Olympian, Hugh 
Lambie, as part of the nationwide lead up to the Sydney 2000 Olympic Games. 

To mark the 25th anniversary of this special occasion, Council staff are currently 
exploring opportunities to commemorate this event including flag raising. 

FINANCIAL/RESOURCE IMPLICATIONS 
 

Source of Funds Yes/No Funding 

($) 

Comment 

Existing budget Yes   

Reserve Funds No   

Developer Contributions 
(S7.11) 

No   

External Grants No   
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Source of Funds Yes/No Funding 

($) 

Comment 

Other No   

 
ATTACHMENTS 
 
Nil. 
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NOTICE OF RESCISSION 

ITEM NO. 1 FILE NO: 25/178940 
  

 EDRMS NO: PSC2024-03150 
 
EMISSION REDUCTION ACTION PLAN - ANNUAL PROGRESS REPORT 
 
COUNCILLORS:    GIACOMO ARNOTT, PETER FRANCIS & ROSALYN    
                                ARMSTRONG   
 

THAT COUNCIL:  
 
Rescind its decision of 8 July 2025 on Item No. 2 Emission Reduction Action Plan – 
Annual Progress Report, Minute No. 162. 
 

 
ATTACHMENTS 
 
1) Ordinary Council Minutes - 8 July 2025 - Minute No. 162. ⇩   
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ITEM NO. 2 FILE NO: 25/76338 
 EDRMS NO: 79-2022-3-1 

 
EMISSION REDUCTION ACTION PLAN - ANNUAL PROGRESS REPORT 
 
REPORT OF: BROCK LAMONT - STRATEGY & ENVIRONMENT SECTION 

MANAGER  
DIRECTORATE: COMMUNITY FUTURES 
 
RECOMMENDATION IS THAT COUNCIL: 
 
1) Amend Port Stephens Council's climate action target from 'Carbon Neutral by 

2025' to Net Zero by 2050, with an interim target of 50% emissions reduction by 
2030, in alignment with the State and Federal Government targets. 

2) Commits to the continued rollout of Council’s Emissions Reduction Action Plan 
(ATTACHMENT 1). 

3) Requests the General Manager provide 6 monthly reporting to Council on the 
progress of Council’s Emissions Reduction Action Plan. 

 
 
ORDINARY COUNCIL MEETING - 8 JULY 2025 
MOTION 

 Mayor Leah Anderson 
Councillor Giacomo Arnott 
 
That Item 2 be deferred to allow for a Two way conversation to occur. 
 

 
Cr Mark Watson foreshadowed a motion should the motion above be lost. 
 
Those for the Motion: Mayor Leah Anderson, Crs Rosalyn Armstrong, Giacomo 
Arnott and Peter Francis. 
 
Those against the Motion: Crs Chris Doohan, Nathan Errington, Paul Le Mottee, Ben 
Niland and Mark Watson. 
 
The motion was lost. 
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ORDINARY COUNCIL MEETING - 8 JULY 2025 
FORESHADOWED MOTION 

162 Councillor Mark Watson 
Councillor Ben Niland 
 
It was resolved that Council: 
1) Note the Report. 
2) Suspend any further expenditure on external consultants to track 

emissions. 
3) Suspend Carbon Neutral or Net Zero targets for a period of at least 5 

years and internally revise the Emission Reduction Action Plan roll out 
to not contain these targets. 

4) Reallocate any scheduled financial resources for carbon neutral/ net 
zero to be reallocated on a 50/50 ratio into local environment activities 
and roads. 

 
 
Those for the Motion: Crs Chris Doohan, Nathan Errington, Paul Le Mottee, Ben 
Niland and Mark Watson. 
 
Those against the Motion: Mayor Leah Anderson, Crs Rosalyn Armstrong, Giacomo 
Arnott and Peter Francis. 
 
The motion was carried. 
 
Note: the motion above was put after Council resolved to extend the meeting. 
 
ORDINARY COUNCIL MEETING - 8 JULY 2025 
MOTION 

163 Councillor Chris Doohan 
Councillor Peter Francis 
 
It was resolved that Council extend the meeting to 9:30pm. 
 

 
Cr Giacomo Arnott foreshadowed a motion that this item be placed last on the 
agenda and conclude the meeting. 
 
Those for the Motion: Mayor Leah Anderson, Crs Rosalyn Armstrong, Chris Doohan, 
Nathan Errington, Peter Francis, Paul Le Mottee, Ben Niland and Mark Watson 
 
Those against the Motion: Cr Giacomo Arnott. 
 
The motion was carried. 
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BACKGROUND 
 
This report provides an update on the progress of the Emissions Reduction Action 
Plan (ERAP) and reviews Council’s climate action target of Carbon Neutrality by 
2025. The report recommends a revised target of Net Zero by 2050, with an interim 
target of 50% emissions reduction by 2030. Transitioning Council’s commitment to 
net zero reflects industry best practice and aligns with the Australian Government's 
commitments under the Paris Agreement. 
 
In October 2021, Port Stephens Council demonstrated leadership in sustainability 
through its endorsement of a 'Carbon Neutral by 2025' target (ATTACHMENT 2). The 
goal focused on reducing and offsetting Council’s operational emissions. To realise 
this goal, an Emissions Reduction Action Plan (ERAP) was developed 
(ATTACHMENT 1) and the ERAP continues to be implemented across the 
organisation as resourcing permits. 
 
TRANSITION TO NET ZERO 
 
Since 2021, global climate thinking has evolved, with a focus on sustained emissions 
reductions. As such, many governments and Councils are adopting net zero by 2050 
targets, with strong interim targets for 2030 to ensure timely progress. 
 
Net zero aims to reduce all operational emissions to zero, whilst carbon neutrality 
focuses on offsetting remaining emissions on an annual basis. The cost of offsetting 
residual emissions is significant (estimated at $500,000 to be paid annually for 
Council). This methodology is now generally considered to have been superseded by 
net zero, which encourages genuine operational emissions reductions over time.  
 
The recommended target of Net Zero by 2050 with an interim target of 50% by 2030 
aligns with the United Nations Intergovernmental Panel on Climate Change (IPCC) 
and National and State Goals. The IPCC has stated that to limit warming, global 
emissions must fall by around 50% by 2030 and reach Net Zero by 2050. Australia 
and NSW have committed to this goal. Aligning local goals ensures consistency and 
may unlock grant funding opportunities. 
 
ERAP PROGRESS REPORT 
 
Council continues to progress the actions and initiatives detailed within the ERAP 
with a detailed update on Council’s progress on actions taken to reduce Council’s 
carbon emissions is provided in (ATTACHMENT 3). The actions within the ERAP 
range from one-off capital investment in nature (such as the upgrade of heat pumps 
at Council’s pools), to ongoing operational systems changes such as adjustments to 
Council’s procurement processes and emissions data collection systems. 
Port Stephens Council’s carbon footprint has been reduced by 40% between the 
2021-2022 and 2022-2023 financial years. The ERAP recommends recalculating 
Council’s carbon footprint at the completion of the short term actions (end of 2026). 
This will assist in evaluating the ERAP’s effectiveness to date and identifying new 
areas of opportunity to further reduce emissions. 
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DATA REPORTING 
 
Council is working to improve processes around emissions data capture and 
reporting. Council’s carbon footprint includes data from a wide range of emission 
sources including petrol, diesel, gas, waste, electricity and others. Data availability 
and quality present significant issues. In particular, indirect (Scope 3) emissions - 
those resulting from contracted services, procurement, and other external sources - 
are difficult to quantify due to limited reporting from suppliers and the absence of 
standardised methodologies across the sector.  
 
Additionally, the ongoing evolution of emissions reporting frameworks creates 
challenges for maintaining consistency over time. Changes in definitions, calculation 
methods, and reporting requirements can impact the comparability of emissions data 
year-on-year and complicate long-term performance tracking. 
 
To address these challenges, Council is currently exploring opportunities relating to 
data collection, data analysis and the implementation of emissions tracking software 
solutions. 
 
SIX MONTHLY REPORTING 
 
The elected Council has previously endorsed a quarterly progress reporting 
frequency to Council via the business paper (ATTACHMENT 4). Councillors have 
noted that the information provided through these quarterly reports is not providing 
sufficient detail or overview of Council’s progress.  
 
To address this, an adjustment to the endorsed quarterly progress reporting schedule 
is proposed. Six monthly reporting would provide a greater opportunity to show more 
meaningful progress, considering that the ERAP actions are carried out over a 
longer-term timeframe. Additionally, this approach would align with the six monthly 
and annual Integrated Planning & Reporting cycles. 
 
This would be supported by regular updates on projects and initiatives made on 
Council’s website and accessible to the wider community. Councillors will also be 
notified of significant projects or initiatives implemented across the organisation via 
the PS Newsletter. 
 
COMMUNITY STRATEGIC PLAN 
 

Strategic Direction Delivery Program 2025-2029 
Environmental sustainability Develop and deliver a program for 

Council leading the way to a sustainable 
and climate positive future. 
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FINANCIAL/RESOURCE IMPLICATIONS 
 
Based on Council’s current carbon footprint, an estimated cost of $500,000 would be 
required annually to achieve carbon neutrality. There is no funding source currently 
identified for this expected cost.  
 
Through a transition to net zero, offsetting of emissions would not be required by 
Council until 2050. This would allow sufficient time for Council to implement the 
actions and initiatives identified within the ERAP. Over this period, Council’s carbon 
footprint will be reduced and any residual annual costs would be minimised if not 
removed.  
 
The implementation of ERAP actions is currently funded through the use of Council’s 
Sustainability Reserve, available grants and adjustments made to annual budgets 
including waste, fleet and capital works. 
 

Source of Funds Yes/No Funding 
($) 

Comment 

Existing budget No   

Reserve Funds Yes   Sustainability Reserve  
Developer Contributions 
(S7.11) 

No   

External Grants Yes   
Other No   

 
LEGAL, POLICY AND RISK IMPLICATIONS 
 
There is currently no legal requirement for Council to achieve carbon neutrality or net 
zero status. The Federal Government has committed Australia to a goal of net zero 
by 2050 through the Paris Agreement. The NSW State Government has also 
committed to the goal of net zero by 2050.  
 

Risk Risk 
Ranking 

Proposed Treatments Within 
Existing 
Resources? 

There is a risk that 
Council will not be able 
to financially support 
both the purchase of 
carbon offsets and the 
rollout of sustainability 
projects under a carbon 
neutrality commitment. 

Medium Accept the 
recommendations. 

Yes 
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There is a reputational 
risk that Council will not 
achieve its commitment 
to carbon neutrality of 
Council’s operational 
emissions by 2025 
should a funding source 
not be identified or a net 
zero target is not set. 

Medium Accept the 
recommendations. 

Yes 

There is a reputational 
risk to Council if it was to 
transition from carbon 
neutrality to net zero. 

Low Council has undertaken 
consultation with and 
received support from 
Council’s Environmental 
Advisory Group. 

Yes 

 
SUSTAINABILITY IMPLICATIONS 
Includes Social, Economic and Environmental Implications 
 
Council’s commitment to achieving carbon neutrality for Council operations by 2025 
is an ambitious target that requires ongoing funding to pay for carbon offsets with no 
clear benefit to the organisation. Transitioning to net zero targets provides a 
sustainable and incremental approach to reduce Council’s operational emissions 
over-time. 
 
COMMUNICATION AND ENGAGEMENT 
 
Council’s Communication and Engagement Strategy uses the IAP2 Framework to 
identify the level of engagement undertaken. An explanation for each level is shown 
below. 
 
INFORM To provide the public with balanced and objective information to 

assist them in understanding the problems, alternatives, 
opportunities and/or solutions. 

CONSULT To obtain public feedback on analysis, alternatives and/or 
decisions. 

INVOLVE To work directly with the public throughout the process to ensure 
that public concerns and aspirations are consistently understood 
and considered. 

COLLABORATE To partner with the public in each aspect of the decision 
including the development of alternatives and the identification 
of the preferred solution.  

EMPOWER To place final decision-making and/or developed budgets in the 
hands of the public.  

 No external communications and engagement are required for 
this report. 
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The following communication and engagement applies to this report. 
 
External communications and engagement 
 
Council has continued to provide project updates to the community through its social 
media and website content, and quarterly Council Information Papers. Council has also 
actively engaged with the Environmental Advisory Group.  
 
INFORM Sustainability projects and initiatives are promoted through 

social media, Council’s website and quarterly Council 
Information Papers.  

INVOLVE Council’s Environmental Advisory Group has provided advice 
and support with regards to the proposed transition to a net zero 
target. 

 
Internal communications and engagement 
 
Consultation with key stakeholders has been undertaken by the Strategy and 
Environment Section with: 
 
• Financial Services Section 
• Holiday Parks Section 
• Organisation Support Section 
• Assets Section 
• Capital Works Section 
• Community Services Section 
• Public Domain and Services Section 
• Communications and Customer Experience Section 
 
OPTIONS 
 
1) Accept the recommendations. 
2) Amend the recommendations. 
3) Reject the recommendations. 
 
ATTACHMENTS 
 
1) Final Emission Reduction Action Plan.   
2) Minute No. 275, 12 October 2021.   
3) 2025 ERAP Progress Report.   
4) Minute No. 092, 11 April 2023.    
 
COUNCILLORS’ ROOM/DASHBOARD 
 
Nil. 
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TABLED DOCUMENTS 
 
Nil. 
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