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Dear Ms Black 
 
Draft Clarence Valley Local Housing Strategy and Affordable Housing Policy. 
 
Thank you for the opportunity to review and comment on the draft Clarence Valley 
Local Housing Strategy (October 2023) and associated draft Affordable Housing Policy. 
 
I would like to commend Council on its commitment to establishing an evidence-based 
framework for appropriate housing growth and opportunities within the Clarence Valley. In 
particular, I note Council’s strategic approach within the draft housing strategy to deliver a 
range of diverse housing types and infill development that will suit the needs of its future 
population and the identification of future land release areas that avoid environmental 
constraints, important farmland and flood prone land.   
 
The following matters are raised for consideration when finalising the strategy: 

 
• investigation areas and infill areas contained within Annexure 4 Planning Interventions, 

should include some high-level commentary on constraints and any investigations likely 
required before any planning changes occur. They should also include details on the 
existing planning controls for these sites. 

 

• It should be clarified if the potential 1,730 dwellings resulting from the planning 
interventions is excluded or included in the theoretical supply of 9,229 dwellings in 
existing zoned land. 

 
• a clear pathway of actions and sequencing of investigations to manage and prioritise 

residential growth is developed to help guide decision-makers, landowners, developers 
and investors along with supporting timely and cost-effective infrastructure delivery. 

 

• trigger points for strategy actions and deliverables based on actual growth are identified. 

 
• Planning Intervention 12, Duncans Road identifies a site with opportunity for large lot 

residential with a proposed zone of R1 General Residential. This should be clarified as 
large lot residential and general residential are different land use zones. 

 

• Council should consider including the James Creek investigation area in Annexure 4 
Planning Interventions if a future rezoning is to be pursued. 

 
• Council should ensure any infill development is sensitive to or compatible with 

environmental constraints, particularly flooding and the State Government’s flood prone 
land package in regard to areas like Grafton and Maclean. 
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• it is noted that Council has recently exhibited Interim Flood Planning Levels and is 
developing a Clarence Floodplain Risk Management Study and Plan. On completion 
of this work, or if the flood planning level is amended in the future, Council should 
consider the appropriateness and suitability of its residential, and rural residential 
investigation areas, using this information and update the Housing Strategy as 
necessary. 

 

• Council should continue to work in consultation with the NSW Reconstruction Authority 
to support housing delivery for flood impacted residents including land identified within 
the final Resilient Lands Strategy. 

 

• The need to assist delivery of social, diverse and affordable housing is outlined within 
the strategy, including an action to develop an affordable housing contribution scheme. 
Viability assessment will be required for the development of this scheme in accordance 
with the Department’s Guideline for Developing an Affordable Housing Contribution  
Scheme. An upzoning is normally required to enable affordable housing 
contributions. There may be limited opportunity in Clarence Valley noting the strategy 
identifies sufficient existing zoned land to meet the forecast housing demand. 

 

• Inclusionary contributions for an affordable housing contribution scheme are not 
consistent with the Department’s current Guideline for Developing an Affordable Housing 
Contribution Scheme. Further investigation, detailed justification and consultation would 
be required with the Department should Council wish to pursue this approach. 

 

• Commentary should be included to note that planning interventions outlined within 
the strategy are subject to further investigation and consultation and may change. 

 

• The NSW government is currently exhibiting proposed changes to the Local Government 
Act Regulations applying to Manufactured Home Estates and Caravan Parks to restrict 
permanent sites and manufactured home estates on flood prone land in accordance with 
the recommendations of the 2022 Independent Flood Inquiry. These proposed changes 
should be considered in the final strategy and any resulting amendments to Councils 
Development Control Plan. 

 

• Planning intervention 13 (Sheehans Lane) is not currently identified within the urban 
growth area boundary and is mapped within the coastal strip. Any future proposals to 
rezone land outside of the urban growth area boundary will need to confirm consistency 
with the North Coast Regional Plan 2041 Urban Growth Area Variation Principles or 
await an amendment to the urban growth area boundaries in the next Regional Plan 
review before a planning proposal to rezone the land can be undertaken. 

 

• Planning Intervention 14 (Boundary Rd) involves large lot residential development within 
the coastal strip. The NCRP 2041 directs future large lot residential development away 
from the coastal strip. Justification and how the inconsistency with the regional plan is of 
minor significance should be included in the final strategy if this proposal is retained. 

 

• the strategy confirm that any future rezoning proposals be supported by infrastructure 
servicing plans and detailed studies and assessment of site-specific development 
constraints, including potential high environmental value and PMF flood levels, velocity, 
flood planning levels and access to critical services during flood events, to confirm land 
suitability and consistency with the North Coast Regional Plan 2041, applicable State 
Environmental Planning Policies, and relevant Local Planning Directions. 

 

• that post exhibition and council adoption, the finalised strategy is sent to DPE for 
further review and approval. 
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OUT23/19952 

 

Ms Laura Black  
General Manager 
Clarence Valley Council 
Locked Bag 23  
GRAFTON NSW 2460  

Council@clarence.nsw.gov.au  

Attention: Mr Stephen Timms 

Clarence Valley Draft Local Housing Strategy  

Dear Ms Black 

Thank you for your correspondence of 27 October 2023 and the opportunity to provide comment on 
the Draft Clarence Valley Local Housing Strategy (the ‘draft Strategy’). 

The NSW Department of Primary Industries (DPI) Agriculture collaborates and partners with our 
stakeholders to protect and enhance the productive and sustainable use and resilience of 
agricultural resources and the environment. 

NSW DPI Agriculture has reviewed the draft Strategy and supports Council’s approach to 
encourage future housing in existing urban areas and avoid locating new residential greenfield sites 
on land mapped as Important Farmland by the North Coast Regional Plan (NCRP) 2041. 

The draft Strategy’s proposed interventions identify some new residential land release areas. NSW 
DPI Agriculture has assessed these in the context of potential impacts on agricultural production 
and offers the following comments. 

Actions 2.6 and 4.2 

It is noted that the draft Strategy proposes two actions which would provide an ongoing benefit for 
agriculture.  

Action 2.6 seeks to locate Manufactured Home Estates in serviced areas which will help to prevent 
these being located in areas which might conflict with agricultural production. 

Action 4.2 seeks to protect strategic agricultural land by limiting ad hoc proposals. 

These actions are specifically supported by NSW DPI Agriculture. 
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Intervention 12 Duncan’s Road Clarenza 

This site appears to have strategic merit due to its location and its significant physical separation by 
the Big River Way from land to the west which is mapped as Important Farmland.  

NSW DPI Agriculture supports the proposed R1 General Residential zone for this site because it is 
considered important to maximise dwelling yield on suitable land to avoid the need for future 
encroachment of residential land uses into rural landscapes where conflict with agriculture could 
occur. 

Intervention 13 Sheehans Lane Gulmarrad 

This site appears to adjoin land mapped as Important Farmland to the north and west. Should this 
land be included in the final Strategy, NSW DPI Agriculture strongly recommends a master planning 
process be applied to this land. Such an approach will enable careful consideration of the interface 
between new residential land and the mapped Important Farmland to minimise the potential for land 
use conflict between residential and agricultural land uses. 

It is NSW DPI Agriculture’s preference that master planning is undertaken prior to the rezoning 
process to effectively plan for appropriate zones and land uses at the interface of rural and future 
urban areas. Master planning is invaluable in establishing clear guidance on the use of buffer areas 
to achieve physical separation between future residential development and agricultural land uses to 
mitigate against potential land use conflict. 

Future Release Areas 

The draft Strategy mentions (on page 7) future investigation opportunities for housing in the longer 
term (+20 years) at James Creek, east of Clarenza and east of Trenayr Road, Junction Hill. While no 
further detail is provided on these sites in the draft Strategy, NSW DPI Agriculture notes that there 
are significant areas of Important Farmland in the vicinity of James Creek and Junction Hill. 

While it is acknowledged that this land is not proposed for residential use in the current daft 
Strategy it is expected that the inclusion of this land in future strategies would be subject to a 
rigorous assessment addressing the agricultural capability and sustainability of the land to satisfy 
the Urban Growth Area Variation Criteria in Appendix B of the North Coast Regional Plan 2041.  

NSW DPI Agriculture expects that an assessment of the agricultural capability and sustainability of 
these future investigation sites would include: 

 Verification of the attributes of the land against the criteria used to identify the land as 
regionally significant farmland in the Mid-North Coast Farmland Mapping Project 2008. 

 Assessment of the production potential and constraints of the land based on common 
commodities produced in the region and suited to the site. 

 A land use conflict risk assessment which is informed by consultation with nearby 
agricultural landowners, and which considers the potential agricultural land uses that 
could occur on neighbouring land without development consent. 
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Your ref: email dated 30/10/2023 
Our ref: DOC23/944979-3 

General Manager  
Clarence Valley Council  
Locked Bag 23 
GRAFTON NSW 2460 

Attention: Mr Stephen Timms 

Dear Ms Black 

RE: Draft Clarence Valley Local Housing Strategy and Affordable Housing Policy 

Thank you for your e-mail dated 30 October 2023 about the draft Clarence Valley Local Housing 
Strategy and Affordable Housing Policy seeking comments from the Biodiversity and Conservation 
Division (BCD) of the Department of Planning and Environment. I appreciate the opportunity to 
provide input. 
 
We have reviewed the documents provided and advise that we have no comments on the draft 
Affordable Housing Policy.  
 
Our review of the draft Clarence Valley Local Housing Strategy (the strategy) has identified several 
issues for consideration relating to biodiversity, coastal hazards, and flooding. The issues relating to 
coastal hazards and flooding will be provided in due course under separate cover. Issues relating to 
biodiversity are discussed in detail in Attachment 1 to this letter. 
 
In summary, the BCD recommends that: 
 

1. To better align with objective 3 of the North Coast Regional Plan (2041) the word `limiting’ in 
Action 4.2 of the strategy be replaced with `avoiding’.   

 
2. Council considers revising the strategy to include a review of land use zones for some of the 

remote villages or areas that have historic village type subdivision plans and are highly 
constrained by biodiversity, with a view to protecting confirmed areas of high environmental 
value by applying the C2 Environmental Conservation zone.   

 
3. Council considers revising the strategy to include a review of the vegetated and undeveloped 

R5 zoned land at Waterview Highets and surrounding areas with a view to protecting the local 
koala population by applying the C2 Environmental Conservation zone to remaining areas of 
koala habitat.  

 
4. The biodiversity constraints component of the planning capacity calculations be revised to 

accord with the North Coast Regional Plan (2041) by including all the criteria that define high 
environmental value land.   

 
5. Prior to finalising the strategy, a detailed desktop and on-site assessment of biodiversity at 

planning intervention sites 12, 13 and 14 be carried out to identify areas of high environmental 
value land and then either refine the areas proposed for planning intervention or exclude the 
entire area from the strategy.   

http://www.dpie.nsw.gov.au/
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Attachment 1: Detailed BCD Biodiversity Comments – Draft Clarence Valley Local Housing 
Strategy and Affordable Housing Policy 
 
The Biodiversity and Conservation Division (BCD) of the Department of Planning and Environment 
has reviewed the Clarence Valley Council Draft Local Housing Strategy and Draft Affordable Housing 
Policy dated October 2023. We have no comments on the Draft Affordable Housing Policy and 
provide the following comments on the Draft Local Housing Strategy (the strategy) relating to 
biodiversity.  
 
Protecting areas of High Environmental Value   
Action 4.2 of the strategy is to “Protect areas of high environmental value, employment productivity 
and strategic agricultural importance by limiting new rezoning applications involving residential/rural 
residential development in areas not identified in strategic planning documentation and/or with limited 
strategic merit.” Using the term `avoiding’ instead of `limiting’ would better align the strategy with 
objective 3 of the North Coast Regional Plan 2041 (NRCP).  
 
BCD Recommendation  
 

1. To better align with objective 3 of the North Coast Regional Plan (2041) the word `limiting’ in 
Action 4.2 of the strategy be replaced with `avoiding’.   

 
Review of remote village zones  
Section 4.3 of the strategy suggests that many of the remote villages or areas that have historic 
village type subdivision plans are highly constrained by environmental considerations, including 
biodiversity, and the council may wish to consider review of the zoning of these villages and the 
application of zones such as C3 Environmental Management or C4 Environmental Living.  
 
Whilst the strategy has not included the locations of the remote village areas, better protection of 
some of these areas would be achieved by rezoning them to C2 Environmental Conservation. The 
C3 zone in the Clarence Valley Local Environmental Plan 2011 permits extensive agriculture without 
consent, which would see areas of high environmental value land degrade over time and hence this 
zone does not allow for appropriate protection of these areas.    
 
BCD Recommendation  
 

2. Council considers revising the strategy to include a review of land use zones for some of the 
remote villages or areas that have historic village type subdivision plans and are highly 
constrained by biodiversity, with a view to protecting confirmed areas of high environmental 
value by applying the C2 Environmental Conservation zone.   

 
Existing R5 Large Lot Residential Areas in the Clarence Valley 
Table 20 of the strategy lists the existing R5 large lot residential areas within the Clarence Valley 
local government area and comments on the development status and constraints of each area. The 
table includes the Waterview Heights R5 zoned land and states that:  
 

“The area is largely developed as large lot residential. There are remaining large lots on the 
northern, western and southern edges of the R5 land. The area has potential for more intense 
development but would require investment in sewer infrastructure.”  

 
We note that in 2018, Biolink undertook a study for council to further investigate the koala distribution 
and abundance across the Southern Clarence Area of Regional Koala Significance. Some of the key 
findings of this report were that Waterview Heights: 
 

• contains one of the four local source koala populations. 
 

• is considered a key local koala population hub (in combination with a requirement for an 
appropriate area of supporting habitat). 
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• has the highest rates of koala mortality in that study area from vehicles and domestic dog 
attacks.  

 
Biolink (2018) identified Waterview Heights as; `the highest (immediate) priority for management’ in 
that study area and recommended a hub-focused Koala Plan of Management or Koala Management 
Strategy be prepared for the area. 
 
Given the findings of the Biolink (2018) study, intensification of development within the Waterview 
Heights area may be detrimental to the local koala population unless some of the vegetated and 
undeveloped R5 land and some of the surrounding land is zoned C2 Environmental Conservation.  
 
BCD Recommendation  
 

3. Council considers revising the strategy to include a review of the vegetated and undeveloped 
R5 zoned land at Waterview Highets and surrounding areas with a view to protecting the local 
koala population by applying the C2 Environmental Conservation zone to remaining areas of 
koala habitat.  

 
Planning capacity constraints  
The strategy has calculated a planning capacity for the Clarence Valley and Table 22 lists the various 
constraints, the land excluded from additional capacity calculations, and the mapping/data source 
used to exclude these lands.  
 
Under the `Biodiversity’ constraint, the table suggests that land identified as high biodiversity value 
was excluded from additional capacity calculations. However, the mapping/data source used was the 
NSW Biodiversity Values Map, which is only one of the criteria that define high environmental value 
(HEV) land in the NRCP 2041. These HEV criteria include: 
 

• Land on the NSW Biodiversity Values Map 
• Native vegetation of high conservation value, including vegetation types that have been over 

cleared or occur within overcleared landscapes, threatened ecological communities, old 
growth forest and rainforest. 

• Key habitat of threatened species  
• Important wetlands, estuaries and lakes  
• Areas of geological significance. 

 
Including mapping and data from the various HEV criteria listed in the NRCP (2041) in the 
biodiversity constraints that inform the planning capacity modelling would accord with the the NCRP 
(2041) and result in a more accurate planning capacity calculation for the Clarence Valley. 
 
BCD Recommendation  
 

4. The biodiversity constraints component of the planning capacity calculations be revised to 
accord with the North Coast Regional Plan (2041) by including all the criteria that define high 
environmental value land.   

 
Planning interventions biodiversity issues  
Annexure 4 of the strategy identifies 14 areas proposed for planning interventions to increase 
capacity for additional dwellings in the Clarence Valley. Following review of each of the proposed 
targeted planning control amendments we note that further biodiversity assessment is required for 
some of the planning intervention areas to minimise the risk of creating misleading development 
expectations or inappropriate future development scenarios. The NCRP (2041) requires planning 
proposals to avoid areas of HEV and to include mechanism such as conservation zones to protect 
HEV areas. 
 
The issues we have identified with Planning interventions 12, 13 and 14 are set out below.   
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Planning intervention 12. Duncans Road    
Some parts of the Duncans Road proposed planning intervention area appear to contain native 
vegetation and the south-western portion of the site is mapped as an over cleared Mitchell 
Landscape, suggesting these areas may comprise HEV land. Further desktop and on-site analysis 
are required on this site to confirm any areas of HEV and determine which parts of the site, if any, are 
appropriate for inclusion in the strategy.    
 
Planning intervention 13. West of Sheehans Lane  
Recent studies have been carried out under the Department’s Saving Our Species program to better 
understand the endangered Emu population of the North Coast region, noting this population has 
declined to an estimated population of fewer than 50 individuals. The studies identified a sub-
population of the species in the Brooms Head Road/Gulmarrad area that comprises a significant 
number of individuals of the remaining population and the Department considers this location is a hot 
spot for the endangered Emu population.  
 
The site for proposed planning intervention 13 contains a NSW Bionet record of the endangered emu 
on the subject land and several other records near the site. In addition, records of the threatened 
squirrel glider and threatened rufous bettong are also near the site. Furthermore, a small area of over 
cleared Mitchell landscape is mapped in the south-western portion of the site. Further desktop and 
on-site analysis are required on this site to confirm any areas of HEV and determine which parts of 
the site, if any, are appropriate for inclusion in the strategy.  
 
Planning intervention 14. Boundary Road  
The Boundary Road site is proposed to remain zoned R5 large lot residential with an amended 
minimum lot size to be reduced to 4000m2. The site contains significant areas of native vegetation 
and given the high biodiversity values of the surrounding area is likely to contain threatened species 
habitat. In addition, a small area of mapped over cleared Mitchell Landscape is present in the north-
eastern corner of the site. Further desktop and on-site analysis are required on this site to confirm 
any areas of HEV and determine which parts of the site, if any, are appropriate for inclusion in the 
strategy.  
 
BCD Recommendations  
 

5. Prior to finalising the strategy, a detailed desktop and on-site assessment of biodiversity at 
planning intervention sites 12, 13 and 14 be carried out to identify areas of high environmental 
value land and then either refine the areas proposed for planning intervention or exclude the 
entire area from the strategy.   
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Your ref: e-mail dated 30/10/2023 
Our ref: DOC23/944979-7 

General Manager 
Clarence Valley Council 
PO Box 23 
GRAFTON NSW 2460Postcode 

Attention: Mr Stephen Timms 

Dear Ms Black 

RE: Draft Clarence Valley Local Housing Strategy and Affordable Housing Policy - Coastal 
Hazards and Flooding 

Thank you for your email dated 30 October 2023 about the draft Clarence Valley Local Housing 
Strategy and Affordable Housing Policy seeking comments from the Biodiversity, Conservation and 
Science Group (BCS) of the Department of Climate Change, Energy, the Environment and Water. 
BCS provided a response in relation to biodiversity matters on 12 December 2023 which indicated 
we would provide a separate response on issues relating to coastal hazards and flooding, which is 
the subject of this response. I appreciate the opportunity to provide input. 
 
We have reviewed the draft Clarence Valley Local Housing Strategy (the strategy) and have 
identified several issues for consideration in relation to coastal hazards and flooding. These issues 
are discussed in detail in Attachment 1 to this letter. 
 
In summary, BCS recommends that: 

1. The strategy be amended to further describe how current and future coastal hazard risks 
have been considered to determine the appropriateness of the planning interventions.  

2. Council applies the Coastal design guidelines assessment checklist to determine alignment 
of the proposals to the guidelines, considering available information on coastal hazards for 
each site. 

3. Council satisfy itself that the potential coastal hazard risks can be managed for each 
planning intervention over the nominal planning horizon. 

4. Council satisfy itself that the potential impacts on coastal wetlands can be managed in 
accordance with the coastal design guidelines over the nominal planning horizon. 

5. The strategy be amended to further describe how current and future flood inundation 
hazards have been considered to determine the appropriateness of the planning 
interventions. 

6. Council refers to its 2023 flood study and the 2023 NSW Government’s Flood Risk 
Management Manual to satisfy itself that the potential flood risks can be managed for each 
planning intervention.  

http://www.dpie.nsw.gov.au/
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Attachment 1: Detailed DCCEEW BCS Coastal Hazard and Flooding Comments – Draft 
Clarence Valley Local Housing Strategy and Affordable Housing Policy 
 
The Biodiversity, Conservation and Science Group (BCS) of the Department of Climate Change, 
Energy, the Environment and Water has reviewed the Clarence Valley Council Draft Local Housing 
Strategy and Draft Affordable Housing Policy dated October 2023. We have no comments on the 
Draft Affordable Housing Policy and provide the following comments on the Draft Local Housing 
Strategy (the strategy) relating to coastal hazards and flooding. We provided comments relating to 
biodiversity in our letter dated 12 December 2023. 

Coastal Hazards 

Planning Interventions 
The Draft Local Housing Strategy planning interventions propose changes to zoning in areas that 
are within the coastal zone including the Grafton region (interventions 1-5), Yamba Hill, Yamba 
Centre, Iluka, and Maclean.  
 
Proponents must use the Coastal Design Guidelines when seeking to change planning controls in 
the coastal zone through a planning proposal. Plan-making authorities must also use the 
guidelines to assess planning proposals. Coastal design guidelines | Planning (nsw.gov.au) 
 
Two Coastal Management Programs (CMPs) are being prepared in accordance with the Coastal 
Management Act 2016 for the Clarence River Estuary, and for the Open Coast. Whilst neither CMP 
is certified, the most current coastal hazard assessments and available data indicate that several 
of the areas subject to the draft local housing strategy are or will be subject to coastal hazards 
under future planning periods. Council may choose to map these areas as Coastal Vulnerability 
Areas under the State Environmental Planning Policy (SEPP) (Resilience and Hazards) 2021 in 
the future. 
 
BCS Recommendations 

1. The strategy be amended to further describe how current and future coastal hazard risks 
have been considered to determine the appropriateness of the planning interventions.  

2. Council applies the Coastal design guidelines assessment checklist to determine alignment 
of the proposals to the guidelines, considering available information on coastal hazards for 
each site. 

Grafton region (intervention 1-5) 
Proposed sites may be subject to projected climate change induced sea level rise tidal inundation 
hazard, as well as shoreline recession and bank erosion where the foreshore is unprotected.  
As part of the Clarence River Estuary CMP, council plans to complete a tidal inundation 
assessment that will be finalised in late 2024. 

Yamba Hill (intervention 6) 
The 2023 Coastal Erosion and Hazard Assessment completed as part of the Open Coast CMP 
identified the eastern and northeast portion of the Yamba Hill site will be subject to erosion and 
recession hazards under future planning periods. 

Iluka (intervention 8) 
Foreshore areas fringing the proposed development (and possibly within the edges of the zone) 
may to be subject to projected climate change induced sea level rise tidal inundation and coastal 
inundation hazards as well as shoreline recession and bank erosion where the foreshore is 
unprotected. 

https://www.planning.nsw.gov.au/policy-and-legislation/coastal-and-marine-management/coastal-design-guidelines


Attachment 1: Detailed DCCEEW BCS Comments – Draft Clarence Valley Local Housing Strategy and Affordable 
Housing Policy 

Page 2 of 2 
 
 

As part of the Clarence River Estuary CMP, council plans to complete a tidal inundation 
assessment that will be finalised in late 2024. 

Co-Op site (intervention 10) 
Proposed sites may be subject to projected climate change induced sea level rise tidal inundation 
hazard, as well as shoreline recession and bank erosion where the foreshore is unprotected. As 
part of the Clarence River Estuary CMP, council plans to complete a tidal inundation assessment 
that will be finalised in late 2024. 

West of Sheehans Lane (intervention 13)  
Proposed sites may be subject to projected climate change induced sea level rise tidal inundation 
hazard, as well as shoreline recession and bank erosion where the foreshore is unprotected. As 
part of the Clarence River Estuary CMP, council plans to complete a tidal inundation assessment 
that will be finalised in late 2024. 
 
BCS Recommendation 

3. Council satisfy itself that the potential coastal hazard risks can be managed for each 
planning intervention over the nominal planning horizon. 

Boundary Road (intervention 14) 

Proposed sites may be within the NSW Coastal Zone given their proximity to coastal wetlands. 
BCS Recommendation 

4. Council satisfy itself that the potential impacts on coastal wetlands can be managed in 
accordance with the coastal design guidelines over the nominal planning horizon. 

Flooding 

Planning Interventions 
The Draft Local Housing strategy planning interventions propose changes to zoning for sites that 
may be subject to flood inundation hazard over the full range of floods including the Probable 
Maximum Flood (PMF).  
 
The strategy provides an opportunity to influence a major component of the built form within the 
council area and contribute to flood resilience. Similarly housing affordability may also be positively 
influenced through improving flood resilience.    
 
BCS Recommendation 

5. The strategy be amended to further describe how current and future flood inundation 
hazards have been considered to determine the appropriateness of the planning 
interventions. 

6. Council refers to its 2023 flood study and the 2023 NSW Government’s Flood Risk 
Management Manual to satisfy itself that the potential flood risks can be managed for each 
planning intervention.  

7. Council seeks advice from the State Emergency Service on the implications of the 
interventions for emergency response. 

8. The strategy be amended to address the intersection of housing affordability and flood 
resilience and include actions to incorporate flood resilience within building codes. 
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Attention: Stephen Timms

 

Your Reference: draft Strategy and draft Policy - October 2023

Application Details: Other – Draft Proposal – 

Draft Local Housing Strategy and Draft Affordable Housing Policy

Site Address:
Clarence Valley Draft Local Housing Strategy and Draft Affordable Housing Policy –
GRAFTON NSW 2463

 

Please find attached correspondence relating to the above development.

 

Should you wish to discuss this matter please contact Alan Bawden on 1300 NSW RFS and quote SPI20231103000142.
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Clarence Valley Council
Locked Bag 23
GRAFTON NSW 2460 Your reference: draft Strategy and draft Policy - 

October 2023
Our reference: SPI20231103000142 
                        

ATTENTION: Stephen Timms Date: Monday 12 February 2024

Dear Sir/Madam,

Strategic Planning Instrument 
Other – Draft Proposal
Draft Local Housing Strategy and Draft Affordable Housing Policy

I refer to your correspondence dated 30/10/2023 inviting the NSW Rural Fire Service (NSW RFS) to comment on
the above Strategic Planning document.

The NSW RFS has considered the information submitted and provides the following comments.

The local Housing Strategy should consider bushfire hazards to any future residential growth lands. Future 
residential development will need to comply with Planning for Bushfire Protection guidelines, so where a 
vegetation hazard is present, council should exclude the land from residential activities, unless council is 
supportive of the hazard being removed.
Future Development applications shall satisfy the requirements of Planning for Bushfire Protection guidelines.

For any queries regarding this correspondence, please contact Alan Bawden on 1300 NSW RFS.

Yours sincerely,

Timothy Carroll
Manager Planning & Environment Services
Built & Natural Environment

1

Postal address 

NSW Rural Fire Service
Locked Bag 17 
GRANVILLE  NSW  2142

Street address 

NSW Rural Fire Service
4 Murray Rose Ave
SYDNEY OLYMPIC PARK  NSW  2127

T (02) 8741 5555
F (02) 8741 5550
www.rfs.nsw.gov.au
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Our Ref: ID 2172 
Your Ref:  
 

22 December 2023 

 
Stephen Timms 
Clarence Valley Council 
Locked Bag 23 
Grafton NSW 2460 
 
email: stephen.timms@clarence.nsw.gov.au 

Cc: michael.stubbs@one.ses.nsw.gov.au 

 

Dear Stephen,  

Draft Local Housing Strategy and Draft Affordable Housing Policy for Clarence Valley Local 
Government Area (LGA) 

Thank you for the opportunity to provide comment on the Clarence Valley Draft Local Housing 
Strategy and Draft Affordable Housing Policy. It is understood that the Draft Local Housing 
Strategy seeks to outline Council’s priorities and actions for housing, and how Council plans 
to achieve these priorities. The priorities will be used to guide planning, delivery, and 
management of housing supply and supporting infrastructure over the next 5-20 years and 
beyond. The Strategy identifies opportunities to amend local planning controls to create 
capacity for an additional 1,730 dwellings in the Clarence Valley LGA, with capacity for 1025 
additional dwellings in the Upper Clarence area (59%) and capacity for 705 additional 
dwellings in the Lower Clarence area (41%) (former Maclean Shire area). 

The NSW State Emergency Service (NSW SES) is the agency responsible for dealing with floods, 
storms and tsunami in NSW.  This role includes, planning for, responding to and coordinating 
the initial recovery from floods. As such, the NSW SES has an interest in the public safety 
aspects of the development of flood prone land, particularly the potential for changes to land 
use to either exacerbate existing flood risk or create new flood risk for communities in NSW.  

For strategic effectiveness the NSW SES aims to work in partnership with local councils in the 
preparation of strategic land use management plans, Local Environmental Plans and 
Development Control Plans. In summary, we: 

• Recommend that strategic plans are underpinned by robust constraints analysis and 
mapping (considering flood, bushfire, ecological communities, etc.) undertaken by 
relevant experts to identify the suitability of different lands for different uses and 
thereby ensuring that appropriate statutory controls are in place (to protect the 
community and the environment from adverse impacts such as flooding) including the 
Flood Risk Management Process. 





 

ATTACHMENT A: Principles Outlined in the Support for Emergency Management 
Planning Guideline2 
 
Principle 1 Any proposed Emergency Management strategy should be compatible with any 
existing community Emergency Management strategy. 
  
Any proposed Emergency Management strategy for an area should be compatible with the 
evacuation strategies identified in the relevant local or state flood plan or by the NSW SES.  
  
Principle 2 Decisions should be informed by understanding the full range of risks to the 
community. 
  
Decisions relating to future development should be risk-based and ensure Emergency 
Management risks to the community of the full range of floods up to and including the 
Probable Maximum Flood (PMF) are effectively understood and managed.  
  
Principle 3 Development of the floodplain does not impact on the ability of the existing 
community to safely and effectively respond to a flood. 
  
The ability of the existing community to effectively respond (including self-evacuating) within 
the available timeframe on available infrastructure is to be maintained. It is not to be impacted 
on by the cumulative impact of new development.  
  
Principle 4 Decisions on development within the floodplain does not increase risk to life 
from flooding.  
  
Development in a floodplain is likely to increase the need for NSW SES response and support. 
Managing potential risks across this area requires careful consideration of development type, 
likely users, and their ability respond to minimise their risks.  
 
This includes consideration of:  

• Isolation – There is no known safe period of isolation in a flood, the longer the period of 
isolation the greater the risk to occupants who are isolated.  

• Secondary risks – This includes fire and medical emergencies that can impact on the safety 
of people isolated by floodwater. The potential risk to occupants needs to be considered 
and managed in decision-making.  

• Consideration of human behaviour – The behaviour of individuals such as choosing not to 
remain isolated from their family or social network in a building on a floor above the PMF 
for an extended flood duration or attempting to return to a building during a flood, needs 
to be considered.  

  

 
2 NSW Government. 2023. Principles Outlined in the Support for Emergency Management 
Planning Guideline 



 

Principle 5 Risks faced by the itinerant population need to be managed. 
  
Any Emergency Management strategy needs to consider people visiting the area or using a 
development.  
  
Principle 6 Recognise the need for effective flood warning and associated limitations. 
  
An effective flood warning strategy with clear and concise messaging understood by the 
community is key to providing the community an opportunity to respond to a flood threat in 
an appropriate and timely manner.  
  
Principle 7 Ongoing community awareness of flooding is critical to assist effective 
emergency response.  
  
Flood risk and actions that should be undertaken to reduce the potential risk to life should be 
clearly communicated to communities, for example through signage. At first glance it may 
seem that if people live in an area where frequent low-level floods occur, they would be more 
flood aware. Unfortunately, although they may be aware of flooding, they generally come to 
the view that they are not at risk because they think all floods are like the small ones they 
often see. This is not true and big floods will almost always catch people by surprise and 
exceed their capacity to deal with the situation unless they have considered this scenario in 
their planning and preparedness. 
 





Comments 
Please refer to the attached submission from 
Community Housing Industry Association NSW.

Please upload any 
additional supporting 
documents 

CHIA NSW submission on draft LHS and 
Affordable Housing Policy.pdf
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The Chief Executive Officer 
Clarence Valley Council 
Submitted via online submissions portal 

 

Submission: Draft Local Housing Strategy and draft Affordable Housing Policy 

This submission is made by the Community Housing Industry Association NSW (CHIA NSW) in response 
to the draft Clarence Valley Local Housing Strategy (the LHS) and the draft Clarence Valley Affordable 
Housing Policy (the AHP). 

CHIA NSW is the industry peak body for registered, not-for-profit, community housing providers (CHPs) 
in NSW. The community housing industry builds and provides low-cost housing for individuals and 
families who cannot afford to rent or buy a home in the private market. Our members own or manage 
more than 67,000 homes across NSW.  

CHIA NSW commends Council on the preparation of the draft LHS and AHP, which comprehensively 
consider housing needs in the local area. We welcome the identification of delivering more affordable 
housing in accessible locations as a key priority. 

As the draft LHS and AHP recognise, there is a high and growing demand for social and affordable 
housing. Beyond the social housing wait list, it is estimated that 2,000 households in Clarence Valley 
(9.1%) do not have their housing needs met. Without significantly more social and affordable homes 
being built, unmet housing need is forecast to grow to 2,400 households by 2041.i 

A lack of adequate affordable housing reinforces cycles of disadvantage. It can lead to lower income 
households being displaced from their communities, with the risk that they lose connections with 
families, friends, and support networks as well as schools and health services. Some people may have no 
option but to remain in unsafe or unhealthy circumstances, pay unaffordable rents, live in substandard 
housing, or, at worst, experience homelessness. 

An unaffordable housing market also has economic consequences, impacting an area’s ability to attract 
and retain essential workers, such as education and childcare workers, healthcare workers, aged care, or 
emergency service workers. 

CHIA NSW broadly supports the draft LHS and AHP. While State and Federal governments need to act, 
there is an important role for local councils to play in advocating, facilitating, and encouraging 
affordable housing at the local level. The following comments are provided to assist Council with 
developing a sustainable and effective policy framework that supports this outcome. 

Social and affordable housing supply targets 

Strategic planning has historically focused on the overall quantum of housing needed. However, this has 
not been effective at increasing the proportion of supply that is genuinely diverse, affordable, and 
resilient.  

To ensure that sufficient housing supply is provided across the housing continuum, the LHS needs to set 
clear targets for net growth in social and affordable housing. These targets need to reflect identified 
housing needs and the opportunities for supply from a range of interventions. This approach will 
provide a clear indication of the scale of supply and the types of housing products required, and 
highlight where specific models are needed, such as delivery tailored to Aboriginal communities or other 
priority households. 
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Collaborative working will leverage better outcomes 

Council is encouraged to explore partnership opportunities through the implementation of the LHS and 
AHP. Joint-ventures with CHPs, such as development of affordable housing on council-owned land, can 
unlock development opportunities and increase housing supply by leveraging the development capacity 
and significant financial benefits of CHPs, including lower cost finance available through Housing 
Australia. This allows CHPs to develop affordable rental housing at lower cost than for-profit developers. 
Any affordable housing contributions collected by Council can be co-invested with the lower-cost 
finance CHPs are able to obtain, to enhance the potential of affordable housing contributions to 
increase supply. 

CHIA NSW recommends section 5.3 of the AHP includes the option for the affordable housing to be 
dedicated directly to a registered CHP nominated by Council. Such an approach will reduce ongoing 
costs to Council and supports the delivery of increased supply of affordable housing by providing CHPs 
with additional capital they can leverage to deliver additional homes in the local area. The dedication of 
contributions to CHPs can be subject to appropriate controls to ensure the affordable housing is 
retained long-term. 

CHIA NSW also strongly recommends that as part of finalising the LHS, Council develops a joint-delivery 
plan with the community housing industry, the Land and Housing Corporation and other partners that 
identifies all potential opportunities for the delivery of new supply. This needs to include engagement 
with Aboriginal CHPs and the Aboriginal Housing Office’s Regional Aboriginal Housing Committees to 
better understand Aboriginal housing issues in the LGA, and opportunities identified by Local Aboriginal 
Land Councils in their Land and Business Plans. 

Recent work commissioned by CHIA NSW can assist Council to evaluate partnership options further1. 

Improving access to land  

CHIA NSW welcomes the draft LHS’s commitment to investigate opportunities for affordable housing on 
Council-owned land.  

Many CHPs have reported difficulties accessing appropriately located land as a barrier to delivering new 
social and affordable housing. Land owned by both state and local government presents a real 
opportunity to maximise the delivery of social and affordable housing in regional communities. 
Prioritising the use of this land will support development feasibilities and deliver opportunities for new 
supply.  

CHIA NSW recommends that Council identifies a pipeline of council-owned sites that could be used to 
support a long-term program of affordable housing partnerships with CHPs. Several councils, such as 
Central Coast Council are already starting to undertake this work.2 

Affordable housing contributions schemes 

CHIA NSW supports Council progressing the preparation of an affordable housing contributions scheme.  
While we also support Council developing a separate policy for negotiating contributions through 
voluntary planning agreements policy, this should not take the place of an affordable contributions 
scheme.  

Affordable housing contributions schemes are a more efficient and effective means of securing 
affordable housing than negotiating voluntary planning agreements on a scheme-by-scheme basis. 

 
1 Available from Local Council Resources - Community Housing Industry Association NSW 
2 For more information visit: https://www.yourvoiceourcoast.com/CAHL  
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Contribution schemes provide certainty to the community and developers, enabling local councils to 
plan for and fund affordable housing in partnership with not-for-profit organisations, such as CHPs. 

CHIA NSW recommends that Council considers an approach similar to that being pursued by Waverley 
and other councils, whereby: 

• a low-rate is applied to all new medium and high density development across the LGA; and  

• additional provisions are inserted into the LEP enabling higher contributions rates to be applied 
to specific precincts realising uplift through a rezoning.  

Delays in the implementation of schemes will lead to missed opportunities for the delivery of much 
needed social and affordable housing. Councils can support the feasibility and timely implementation of 
schemes by prioritising the implementation of its affordable housing contributions policy framework. 
Introducing a clear policy position now will support the viability of future schemes and avoid 
opportunities being missed. Accordingly, it is recommended that section 5.3 of the draft AHP is 
strengthened to more explicitly state that a contributions requirement will be applied to all planning 
proposals where development uplift is realised.  

Council should take a strategic, long-term approach to setting affordable housing targets, phasing in 
higher rates over time as development feasibility improves. There is clear evidence that carefully 
implemented contributions requirements do not impede development, as developers incorporate the 
contribution into the land purchase price.3 Higher contribution rate will be supported if sufficient notice 
is provided to the market. 

CHIA NSW supports the option for contributions to be provided as either in-kind or through a monetary 
contribution. To support this, the AHP should include a requirement for the suitability of in-kind 
dedications to be assessed from an operational perspective, including management and maintenance 
costs. Where on-site provision as part of mixed-tenure development is considered suitable, early 
engagement with a CHP is essential to ensure the needs of future tenants are accounted for, operational 
costs are reasonable, and to consider management and maintenance arrangements. 

Review of Council development controls 

Housing that is genuinely affordable to lower income households has lower rates of return compared to 
build-to-sell market housing. The rental revenue that CHPs receive is not sufficient to cover the costs of 
delivering new social and affordable housing. CHPs have limited scope to increase the rents they charge 
to cover additional construction or operating costs. Consequently, such development typically requires 
subsidy to ensure its viability. Planning settings that are too onerous will therefore increase the subsidy 
required to make social and affordable housing schemes viable and/or reduce the amount of housing 
that can be delivered.  

Community housing development can have design requirements which differ from private housing. 
Social and affordable housing developments are often built to respond to identified gaps in provision 
with a specific tenant profile in mind. A key focus is on innovative design that delivers comfortable and 
secure homes, which require less maintenance, and deliver cost savings to tenants. This means that 
design requirements intended for market housing are not always a good fit for community housing 
schemes. 

CHIA NSW recommends that the draft LHS includes an action committing to a review of local 
development controls to ensure they encourage and support the feasibility of genuinely affordable 
rental housing. As part of this work, Council needs to: 

 
3 Gurran, N., Gilbert, C., Gibb, K., van den Nouwelant, R., James, A. and Phibbs, P. (2018) Supporting affordable housing supply: 
inclusionary planning in new and renewing communities, AHURI Final Report No. 297, Australian Housing and Urban Research 
Institute Limited, Melbourne, http://www.ahuri.edu.au/research/final-reports/297, doi: 10.18408/ahuri-7313201. 
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