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Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

I submit my comments with respect to the proposed changes that 

would impact housing developments in Iluka. 

I strongly advise that properties with Queen Lane frontage should 

be excised from the proposed rezoning for the following 2 specific 

reasons:

- Any proposal that increases residential densities along Queen 

Lane will lead to a significant increase in traffic circulation 

problems. Existing traffic flows are already problematic, especially 

with heavy truck movements servicing commercial businesses 

operating in Young St, rubbish truck collection movements and 

vehicle traffic related to Sedgers Reef Hotel - these problems are 

exacerbated during holiday periods when traffic numbers spike 

and vehicles clog the lane by parking on the narrow verges. The 

lane is not well formed and, due to a lack of any maintenance 

suffers severe potholing due to unresolved drainage problems.

- The proposed increasing in housing density along Queen Lane 

(together with other proposed rezoned area that is serviced by 

drains feeding into Iluka Bay) will result in a significant increased 

storm-water runoff entering the bay. Water quality in the bay 

following periods of high rainfall is already problematic due to the 

volume of detritus that is flushed directly into the protected 

children's swimming area.

I note that the Council has yet to develop the Voluntary Planning 

Agreements (VPA) policy and guidelines that would underpin the 

provision of new affordable housing tied to new housing 
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developments arising from the proposed rezoning - I respectfully 

submit the following comments:

- The policy must be mandatory as any voluntary provisions will 

not be enforced thereby ensuring increased development without 

any improvement in social or affordable housing. Council approval 

of the Birrigan Estate development in Iluka without any 

requirements for the provision of affordable (or first nations) 

housing, is difficult to comprehend

- The VPA must be completed before the housing strategy is 

finalised.

Please 

upload 

any 

additional 

supportin

g 

document

s 
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Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

Having read the abovementioned documents, I am supportive of 

the CVC's intention to increase the availability of affordable, social 

and first nation's housing. 

I am very concerned however that without "iron clad" legislation 

and/or policies that allow council to enforce the provision of such 

housing when approving any new development application or 

planning application, no improvement will occur. I was particularly 

concerned to read (pg. 32 of the draft local housing strategy that 

"Since the Policy was introduced some 8 years

ago, no affordable housing VPAs have negotiate

or executed in the Clarence Valley LGA.

Anecdotal evidence suggest that this is primarily

due to issues of feasibility. Many developers claim

that delivering affordable housing on-site would

render their development unfeasible. Similarly,

many claim that they do not have adequate cash

flow to make a monetary contribution towards

affordable housing off-site (this is commonly

required prior to the issue of a construction

certificate stage). 

It is clear that voluntary agreements with developers will never 

achieve the council's stated aims therefore any proposal to amend 

or re-zone certain areas within CVC will not improve the 

availability of affordable housing. Any proposed zoning changes 

must only be considered after the appropriate powers for CVC to 

enforce affordable housing aims are in place.
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With particular reference to Iluka I believe that there are already a 

significant number of undeveloped "R3" zoned properties. Given 

this, I see no rationale for any re-zoning until such time as all 

existing properties are developed thereby indicating that there is a 

supply issue that requires action by council.

In addition, I believe that the proposed re-zoning of properties 

along Queen Lane will only exacerbate traffic flow problems on 

what is one of the most poorly maintained access roads in Iluka 

which suffers from drainage problems and lack of adequate verge 

parking.

Please 

upload 

any 

additional 

supportin

g 

document

s 

Version: 1, Version Date: 18/12/2023

Document Set ID: 2568022





imperative to align the strategy with the broader objective of providing affordable housing and 
ensuring the well-being of all Iluka residents, particularly those who are most at risk of 
displacement.

Regards
Sonya Maley
Iluka Resident
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Iluka Resident
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21 December 2023

Clarence Valley Council

council@clarence.nsw.gov.au

2 Prince St

Grafton NSW 2460

Attention: Stephen Timms and Jasmine Oakes

Submission

Draft Local Housing Strategy & Affordable Housing Strategy

Clarence Valley Council

We submit this correspondence as a formal submission to the Draft Local Housing Strategy (the Strategy) and
Affordable Housing Policy (the Policy), presently on public exhibition.  This submission is made on behalf of Planit
Consulting Pty Ltd, whom take an active interest in strategic and development assessment planning within the
South East Queensland, North Coast and New England North West regions.

Firstly, we commend Clarence Valley Council on proactively pursuing strategic planning to coordinate housing
growth. Housing security and affordability is an increasingly important issue across the North Coast, fuelled by
ongoing lifestyle demand and a growing population. Clarence Valley shares many of the attributes found across
the North Coast, which place an emphasis on integrated settlement planning, leveraging local amenity and
economies of interest, whilst directing growth away from constrained areas suspectable to natural hazards. Within
settlement planning, an ageing population and increased life expectancy is increasing the need for diverse
housing, connected with services. Acknowledging the nature of Clarence Valley, including its agricultural and
fishing origins, housing delivery to-date has been reflective of a relaxed coastal or rural lifestyle. Typically viewed
as hand-in-hand with large(r) lots and development of lower density, we commend the Strategy for identifying a
number of existing trends and drivers which currently restrict housing a growing population strategically and
reflective of best practice.

Noting the interface between existing development and future desired development forms, the community and
development industry will play critical roles in fostering the evolved vision. Accordingly, we encourage the Strategy
and Policy to maintain its ‘plain english’ content, but more slowly and clearly articulate the intended plans of
action. Whilst as planners we hold an ability to interpret the future actions, as well as anticipate their likely scope
and methodology, the community and developers would significantly benefit from a more comprehensive
‘roadmap’ to realising the strategy. By way of example, the Strategy states that the Clarence Valley LGA requires
3,729 additional dwellings by 2041, however it is not thoroughly explained how this growth will be achieved and
distributed across the identified centres and urban release areas in a manner that allows the community to
thoroughly understand the rate of change planned.  We have witnessed other North Coast council’s prepare
growth strategies which, similarly to the Strategy, identified growth centres, at a high-level, and overall community
support. However, as precinct planning was later pursued, significant push back and objection was made by the
community, who felt blindsided when understanding the extent of real character change required to
accommodate the planned growth.  These scenarios can significantly undermine the validity and function of the
Strategy.

We encourage the Strategy to incorporate greater detail to ensure the finite quantity of suitable residential land
is used efficiently, maintaining opportunity and encouraging greater diversity and density of dwellings. Beyond its
own population growth from ‘natural increase’, Clarence Valley has strong opportunity to leverage and benefit
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from the population increase of and connectivity to its neighbouring communities. By way of example, as Coffs
Harbour and the South East Queensland-Northern Rivers urban conurbation increasingly densifies its housing
forms, Clarence Valley can position itself as an increasingly appealing area for domestic migration. We see
population relocation from busier urban areas such as Coffs Harbour and Gold Coast, due to its slower, more serine
lifestyles with ‘gentle density’, focussed on the ‘missing middle’ as a notable competitive advantage for the LGA.

The Strategy is an important document which has the potential to improve housing delivery through integrated
settlement planning, which is diverse and responds both to the desired future character and demographic needs
of the community. In-turn, this is considered to improve the current housing delivery in Clarence Valley, both by
way of quantity and quality of housing stock. It is clear that great time and consideration has gone into the
development of the Strategy. The inclusion of various statistics is also impactful in representing the severity of this
issue, namely, but not limited to:

 Histo ric  and e stimate d g rowth rate s

 Age  pro je c tio ns, and

 Pro jec te d ho use ho ld statistic s

Providing diverse housing, including small and adaptable dwellings is increasingly important to support essential
workers, as well as an ageing population. This is thoroughly expressed throughout the Strategy. It is also important
to acknowledge and commend the inclusion of specific demographics’ housing needs, including the need for
smaller housing for senior residents, students, temporary/ seasonal workers, and downsizing households.
Developing housing options of this nature can often be delivered via infill development, avoiding urban sprawl,
provide additional housing and maintaining the local character.

The Strategy rightly acknowledges that not all land that is currently zoned for housing can or will be developed.
However, the Strategy doesn’t contain specific statements or transparency regarding the anticipated discount rate
for land constraints, infrastructure and the like. We encourage the Strategy to include greater detail in this regard.

Improving the depth of these investigations or assumptions within the Strategy enables improved future scenario
considerations, particularly post-adoption as additional detailed site-specific investigations take place. We
appreciate that additional constraint analysis and core trunk infrastructure planning is likely beyond the scope of
the Strategy though encourage a document format which enables these investigations to be ‘plugged in’ at a later
date. This may be facilitated through specific appendices, inclusive of additional constraint mapping and other
activities to assist ‘closing the loop’ on key growth areas. This process will assist layering the evidence base and
improve the line of sight between the strategic directions through the structure and master planning, to future
DAs.

As acknowledged by the Strategy, the State and local planning framework controls land uses within the floodplain.
Whilst the Strategy is clear that new rezonings on the floodplain are to avoid or mitigate areas of flood, we
encourage further analysis and commentary regarding existing communities and settlements.  By way of example,
transitioning areas exposed to ongoing hazard and threat, despite their underlying urban zoning.  These precincts
should be recognised within growth projections, as additional housing may be required to facilitate an amended
settlement pattern, which is more responsive to site context.

The alignment of the Strategy with the North Coast Regional Plan (NCRP) is of key importance in becoming an
endorsed local strategy. The NCRP outlines a vision for growth and development in North Coast, stating that “a
mix of well-planned infill, greenfield and rural residential locations will be essential in supporting the region’s future
growth.”

We encourage the Strategy to reflect the proactive, subregional, approach advocated within the NCRP.
Acknowledging the ‘city’ status of Coffs Harbour and the significant connectivity improvements by the Pacific
Highway upgrades, new opportunities are present to leverage local character and competitive advantages within
the LGAs communities of interest. Harnessing these drivers and identifying barriers at a smaller scale will assist
unlocking housing potential.  Additional commentary and alignment with the NCRPs objectives for First Nations
communities and the opportunity to live on Country and live intergenerationally within family units is also
encouraged to assist in its delivery. We encourage the final Strategy to include stakeholder engagement with

Version: 1, Version Date: 22/12/2023

Document Set ID: 2570639







Consequently I will email via another means.

In meantime, I will contact CVC's designated officer to 

complete.

Please upload 

any additional 

supporting 

documents 
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Cr. Jeff Smith (Deputy Mayor)

Crs. Allison Whaites, Debrah Novak, Greg Clancy, Ian 

Tiley, Karen Toms, Steve Pickering, William Day

Dear Sir,

RE: Clarence Valley Council Draft Local Housing 

Strategy and Draft Affordable Housing Policy – on 

public exhibition until 9am Friday 22 December 2023 

Draft Local Housing Strategy (final form 27 October 2023) 

a 158 page document and Affordable Housing Policy 2015 

(final form 11 October 2023) a 7 page document, lay out 

Clarence Valley Council's proposal for future residential 

development in the upper and lower Clarence Valley.

These documents speak to using medium density infill 

development to more closely align urban area 

demographics with what local and state governments 
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consider 'ideal'. NSW Government policy suggests that 

infill development can exceed surrounding building heights 

provided 10-15 per cent of a new building's total floor area 

can be considered 'affordable housing'.

When it comes to Yamba there are two infill proposals.

One for above existing shop residential 

flats/apartments raising an undisclosed number of 

commercial buildings to heights of 18 metres in the town 

CBD. Foreshadowing increased pressure on town 

parking which already frequently has cars cruising the 

main and side streets repeatedly trying to find a parking 

spot - a situation made worse by visitors in holiday 

periods. Added to that the street shadows cast by the 

raised height of buildings in a central business district 

where casual outdoor dining is enjoyed by residents & 

visitors alike. Entrance to these above shop 

flats/apartments will require stairs and this will 

potentially limit residency to those without mobility or other 

health issues, those who are not frail aged and perhaps 
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not be accommodation favoured by parents with very 

small children.

The second infill proposal is for 152 R3 Medium Density 

dwellings on Yamba Hill, which after demolition of up to 

70 existing houses on selected lots will see the net new 

infill dwellings reduced to est. 82 "Premium 

townhouses in desirable location near to the ocean" 

12 meters in height. [Clarence Valley Council, October 

2023]. 

The three housing types shown as examples of infill 

dwellings in the "Draft Local Housing Strategy" at page 42 

were Dual Occupancy, Terrace Houses and Manor House 

which is simply a two story block of flats. 

All of them shared the same features: internal 

staircases, common walls and an indication that there 

would be little to no cross ventilation into some of these 

dwellings. In the case of the block of flats there was no 
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architectural feature which would lessen the heat hitting 

the buildings outer walls.

So many of Yamba's existing two-bedroom duplex 

dwellings, due to inappropriate building design & small lot 

size, experience both hot and cold extremes to a degree 

larger housing tends to avoid.

Given Australia's average air-surface temperature has 

increased to1.47 ± 0.24 °C since national records began in 

1910 [CSIRO online, retrieved 21.12.23] and the average 

global temperature is 1.2°C above pre-industrial levels and 

expected to begin to consistently surpass 1.5°C from 2024 

onwards [Hansen, James et al, November 2023,"Global 

Warming Acceleration"], I would have expected Council to 

indicate that it realises that vulnerable people are going to 

start dying during heat extremes in just such multiple 

dwelling designs it offered as examples. After all it does 

briefly mention under Strategic Directions, "Adapt to 

climate change and reduce exposure to natural hazards".
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By the same token, given science has made it clear that 

tropical storms are now moving polewards, slowing down 

but growing in destructive force and are predicted to occur 

as Category 2 cyclones as far south as the NSW coast 

with Corindi Beach as the range limit [Bruy`ere, C.L. et al, 

Sept 2022, "Using large climate model ensembles to 

assess historical and future tropical cyclone activity along 

the Australian east coast"] it is not unreasonable to expect 

there would be some mention of housing designs with 

wind loading standards higher than 57 m/s.

As a general observation I was disappointed that the 

necessary broad brush approach to population 

demographics was not refined once specific re-

development sites were outlined [See Appendix].

I suggest that Council gives serious and detailed 

consideration to the exacerbated climate change risks that 

urban areas now face and, consider amending the two 
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documents to include ways to limit the degree to which 

such risks affect the built environment. Thus making it 

clear to all stakeholders that Council expects and will insist 

on a higher level of structural safety built into infill house 

designs and development applications.

I further suggest that Council reconsider the impact that 

increased building height associated with shoptop housing 

may have on the character of CBD streetscapes which 

form part of the tourist experience of Yamba and, from 

which local income is derived which supports the Clarence 

Valley regional economy bottom line.

In anticipation and appreciation of your assistance with 

this matter.

Sincerely,
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It is bordered by the Clarence River (north), Sullivans 

Road-southern limits of an established golf course (south), 

Pacific Ocean (east) and Oyster Channel (west). 

TOWN POPULATION

As of 2022 the town's resident population is est. 6,403 

persons with a population density calculated at 378.5 

persons per sq.km [.id Community: Demographic 

Resources, "Yamba Community Profile", online version].

NOTE: Yamba's current resident population is thought to 

represent a little over 10 per cent of the total Clarence 

Valley population [Clarence Valley Council, October 2023]

The Yamba estimated resident population had remained 

stable at between 6,168 and 6,403 persons in the six 

financial years 2017 to 2022, indicating a population 

growth of just 235 individuals or an average population 
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change percentage of less that one point [.id, Yamba 

Community Profile].

BUILT ENVIRONMENT

The built environment includes two distinct shopping 

precincts, a mixed light industrial estate, a marina, various 

forms of holiday/tourist accommodation, two hotels, two 

sports-based social clubs, a number of small 

restaurant/cafes, a cinema, a post office, two banks, two 

primary schools, a digital TAFE space and, approx. 3,643 

dwellings with an average household size of 2.1 persons 

[ABS Census 2021]. 

PUBLIC TRANSPORT

Public transport in the town consists of 8 daily bus 

movements out of Yamba from Monday to Friday which 

Version: 1, Version Date: 22/12/2023

Document Set ID: 2570763



follows a set route through 10 town streets. With 4 bus 

movements on Saturday, Sunday & public holidays. 

There are 8 daily bus movements into Yamba from 

Monday to Friday and 4 bus movements on Saturday, 

Sunday and public holidays. Wait times between buses on 

weekdays is between an hour and a half to two hours 

depending on the time of day.

The bus service is supplemented by one taxi nominally 

operating 7 days a week from 7:30am to 10:00pm. 

However due to post-pandemic state-wide movement 

restrictions which affected the local economy this taxi 

service sometimes has to use the Yamba taxi to service 

Maclean township as well and, on occasion it is not on the 

road at all due to staffing issues. The one rideshare 

vehicle nominally operating in Yamba has restricted hours. 

HOUSING
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The permanently occupied residential dwellings are est. 

2,783 dwellings, with the remaining 860 unoccupied 

residential dwellings presumably being either investment 

properties, second homes, deceased estates or for sale as 

vacant possession on Census Night.

NOTE: Holiday rental & AirBnB accommodation were 

excluded from the occupied residential dwelling count in 

Census 2021 and presumably their number can be found 

in the 411 dwelling difference between the occupied & 

unoccupied residential dwellings and the overall total of 

undifferentiated dwellings in the town [ABS, Yamba (NSW) 

2021Census: All persons QuickStats].

By 2021 the residential housing profile was:

Separate house — 2,091

Semi-detached, row or terrace house, townhouse etc — 

474

Flat or apartment —161
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Other — 44. [ibid]

NOTE: An est. 71.9 per cent of all occupied residential 

housing had between 2 to 3 bedrooms.

Of the occupied residential dwelling an est. 69.3 per cent 

were owner occupied while another 27.2 per cent were 

occupied by persons renting their accommodation [op cit].

VACANT LAND WITHIN TOWN PRECINCTS

Within town precincts there is sufficient vacant land with 

residential zoning — much of it with active development 

consents and some of it in the process of site preparation 

in anticipation of subdivision & sale/lease. Included in 

active consents & proposed developments are medium 

density subdivisions and manufactured home estates.
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It is currently estimated over 2,000 people will be housed 

in active & pending development consents should these 

be fully realised.

EMPLOYMENT WITHIN THE TOWN 

People of workforce age comprise 56.6 per cent of the 

town population. In June Quarter 2023 the Maclean-

Yamba-Iluka unemployment rate was 3.6 per cent in a 

labour force of 7,013 persons. The unemployment rate for 

the same quarter in Grafton was 6.4 per cent and 

unemployment across the entire Clarence Valley in June 

2023 was 4.7 per cent.

Sectors where employment is frequently found in the town:

Cafes and Restaurants, Accommodation, Aged Care 

Residential Services, Primary Education, Supermarket 

and Grocery Stores. 
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CURRENT POPULATION DEMOGRAPHICS

Age groupings as a percentage of the town population:

• 0-14 years—13% compared with Northern NSW at 

16.3% & all of NSW at 18.2%;

• 15-24 years—7.4% compared with Northern NSW at 

9.7% & all of NSW at 11.8%;

• 25-39 years—13.1% compared with Northern NSW at 

14.9% & all of NSW at 21.4%;

• 40-54 years—14.1% compared with Northern NSW at 

17.7% & all of NSW at 19.1%;

• 55-64 years—14.8% compared with Northern NSW at 

14.8% & all of NSW at 11.9%;

• 65-79 years—27.7% compared with Northern NSW at 

19.9% & all of NSW at 13.1%; and
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• 80 years & older—10.0% compared with Northern 

NSW at 6.8% & all of NSW at 4.6%. [.id, Yamba 

(NSW)

Locality snapshots] 

NOTE: An est. 37.7% of Yamba's population are 

between 65 to 85+ years of age. While 61.4% of 

those over 15 years of age are living as legally 

married or de facto partners.

POPULATION MOVEMENT

Total migration into the Yamba-Angourie area in 2022 & 

2023 combined was est. 1,435 persons and migration out 

of the area was est. 941 persons, resulting in net migration 

of est. 494 people [.id, Angourie – Yamba: Components of 

population change]. 

PROPOSED INFILL ON YAMBA HILL
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The section of Yamba Hill which Council has indicated it 

intends to designate as suitable for R3 medium density 

infill redevelopment falls with ABS SA1:10401188228 

covering 0.39 sq.km with an equivalent population density 

of 758.9.

Council proposes to allow the demolition of approximately 

70 dwellings to be replaced by 152 dwellings in the form of 

townhouses, with building heights of 12 metres which 

translate into two floors.

The net dwelling increase will be 82 newly erected 

dwellings and a projected increase in population on this 

section of Yamba Hill in the vicinity of 172 persons. Given 

the description of the housing types anticipated it is highly 

likely internal access to dwellings would involve 

staircases.
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All newly housed persons would be able to access the 

direct bus route via Yamba Street. However, as there is a 

1hr:30min to 2 hour wait between all weekday bus 

movements and 2 hour waits on weekends, anyone 

without access to a car would have to rely on the taxi 

service or walk between 320 to 800 metres downhill to 

Yamba Central Business District. 

If on foot the return journey via Yamba Street goes from a 

level 9m elevation increasing by degree up to a 17m 

elevation near the top of that section of Yamba Hill.
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submissio

n

Comments 

The appointed Local land Managers of Iluka Koala Reserve have 

considered the Draft Strategy and policy and enter our 

submission in relation to the close proximity of this proposed 

Rezoning of Land in close proximity to the Iluka Koala Reserve 

and the World Heritage Listed Iluka Rainforest.

Please 

upload any 

additional 

supporting 

documents 

koala reserve.docx
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20.12.2023
To - Clarence Valley Council
C/- Online Submission

Re:  Submission regarding Draft Local Housing Strategy and Draft 
        Affordable Housing Policy

The appointed local land managers of The Iluka Koala Reserve would like to draw 
your attention to both The Iluka Koala Reserve and World Heritage listed Iluka 
Rainforest, both of which should be listed on your register of High Value 
Environmental Assets

The proposed Spenser Street and Queen Lane R3 zone change with accompanying 
building height increase to 12 metres are in very close proximity to both of these 
environmental assets. 

There is a physical sign at the Spenser Street and Owen Street intersection advising 
of the World Heritage location being 700 metres from the intersection, which is the 
exact location from where you have proposed this R3 extension to commence.

Our concerns include the permanent loss of large mature remnant habitat and food 
trees that are currently growing on Spenser Street, Queen Lane and surrounding 
connecting streets.   Sadly, development for buildings always seems to begin with 
the removal of all vegetation boundary to boundary, as we recently observed 
occurred in Riverview Strèet, Iluka, where dozens of huge remnant trees were felled 
for a DA of a shed.   

Using that recent Riverview Street clearing as an example, any development 
adjacent to Iluka Koala Reserve would drastically affect arboreal connectivity 
between the Reserve and the Clarence River.  This will affect any koalas, all birds, 
bats, frogs, reptiles and other tree using animals that use these trees to navigate 
their way between forest areas and the water.

Spenser Street and Charles Lane currently have large mature Pink bloodwoods ( 
Corymbia Intermedia), Forest Red Gums, Rainforest species and Coastal Cypress 
Pine, the latter of which, along with species above and others, constitute the 
Endangered Ecological Community of Coastal Cypress Pine Community.   Even 
remnants of this ecological community are supposed to be protected under State law 
and also listed in CVC's Biodiversity Management Strategy.   The federally listed 
threatened grey headed flying fox( EPBC Act) would be using the eucalyptus 
Tereticornis(  Forest red gums) the bloodwoods, the rainforest species and finally the 
Brushbox( Lophostemon confertus) on the river frontage  as food 
sources.   Removing these trees will adversely affect native and migratory species 
using both the World Heritage Rainforest and the Iluka Koala Reserve.

Loss of arboreal connectivity to forest caused by zoning change and development 
would be the reverse of what the Koala Reserve managers and other local 
organisations such as Landcare and National Parks are trying to achieve. Without 
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trees to move between, possums, snakes, gliders, birds, mammals, and bats, many 
of which are now endangered,  will struggle to safely get to the river and back.

Artificial light disorientates nocturnal and migratory birds and artificial light also has a 
negative effect on food sources preventing animals from accessing plants illuminated 
by human light sources.   Lights from high buildings and street lighting affects not 
only nocturnal land animals like our echidna but also nesting turtles.  Taking example 
from Sunshine Coast in Queesnland, after units and carparks were constructed on 
the shoreline, it was observed that turtles attempting to land to lay eggs were 
completely  disoriented.   Fencing then had to be built to obstruct lights from the 
shoreline.   

We consider that 4 storey buildings, with associated road modifications, tree loss, 
light pollution , loss of animal pathways to the river caused by impassable buildings, 
fences and roads is not appropriate for adjacent to our wilderness areas

The local land managers are of the opinion that this high density 12 metre high 
development is not appropriate adjacent to such important environmental areas as 
The Iluka Rainforest and Iluka Koala Reserve.

Thank you
Iluka Koala Reserve Local Land Managers
Peter, Gabrielle, Lisa and Jacky
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b) Yamba’s infrastructure is currently unable to keep pace with the increasing population. There 
needs to be an infrastructure plan in place. Page 6 of Council’s Draft Housing Strategy states, 
“Prioritising infill development in existing areas such as Grafton and Yamba could improve the 
efficiency of infrastructure and service delivery and support improved housing diversity and 
affordability”. As has occurred in the past with many developments, there is a serious lag of adequate 
infrastructure and service delivery and support. 
 

c) Yamba’s road network is already unable to cope, particularly during holiday periods. Traffic flow 
is often impeded and congested causing increased bottlenecks due to the town’s inefficient road 
network with only one road in and out of town, potentially putting lives at risk in times of disaster, fire 
and flooding. 

 
d) Page 60 of Council’s Draft Housing Strategy mentions “carsharing opportunities should be 

explored”. Yamba CAN Inc believes this is not realistic. 
 

e) Difficulties will inevitably continue to increase in relation to servicing residents, burdening the 
availability of goods and services, access to shops and availability of parking spaces, access to 
support care and medical and health treatment, access to schools and recreation and leisure 
facilities, risks to water supply, power outages causing health stress and food wastage, internet 
outages, sewer pumps failing, transport services paused and safe evacuation and potential risk to 
life. Underground parking is not feasible in the CBD due to potential flooding. 

 
f) West Yamba (the West Yamba Urban Release Area – WYURA) is another classic example of 

inappropriate development and poor planning under current conditions with little regard for the 
negative impacts of increasing population will have on Yamba as a whole. 

 
g) The proposed diverse mix of infill housing options for Yamba Hill (premium town houses, 

residential flats and multi-dwelling housing (12m high)) and the CBD (including apartments 
above shops (18m high)) will not serve to protect and enhance the unique character of Yamba. 
Nor will it create vibrant, sustainable and resilient urban neighbourhoods as it will just be 
increasing the population and density of housing.  

 

h) Excessive density – decrease land size and increase the number of residents in a smaller area. 
Often apartments, units and houses pushed right up beside each other, reduces amenity, aesthetics, 
privacy and can increase conflict between neighbours from noise transference leading to irritability. 

 
i) The Strategy mentions sale prices of dwellings in Yamba are higher than most in Clarence 

Valley Local Government Area (LGA) and “Yamba has proportionally more residents receiving 
government benefits or allowances as their main source of income”. The Policy states “Affordable 
housing must be made available to very low, low and moderate income households”. Housing stress 
may contribute to an increased demand for affordable housing, however the locations identified 
on Yamba Hill and the CBD are unsuitable and unfeasible as Yamba is one of the highest 
priced areas in this LGA. The Valuer General’s website provides that the land value alone 
from Yamba Street continuing up Yamba Hill ranges from $1m to $1.5m. 
 

j) Residents will continue to be isolated during stormwater and riverine flooding as the one 
road in and out and other roads in the network, become flooded and close without adequate 
warning for evacuation.  

 
k) Increasing the population in the Yamba area may hinder the evacuation of people when a 

stormwater or riverine flooding event occurs and roads are closed.  This may potentially cause risk 
to life as safe evacuation may not be guaranteed.  

 
l) It appears there would be an extra burden on SES volunteers during flooding. 

 
m) Clarence Valley Council LEP 2011 (a legal document) clause 5.21 sets out flood planning provisions. 

Under this clause, consent for developments on land within the flood planning area must not be 
granted, unless the development meets the following:  
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(1)  The objectives of this clause are as follows— 
a) to minimise the flood risk to life and property associated with the use of land, 
b) 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, 
c) to avoid adverse or cumulative impacts on flood behaviour and the 

environment, 
d) to enable the safe occupation and efficient evacuation of people in the event of a flood. 
 
(2)  Development 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— 

a) is compatible with the flood function and behaviour on the land, and 
b) will not adversely affect flood behaviour in a way that results in detrimental increases in the 

potential flood affectation of other development or properties, and 
c) 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, and 
d) incorporates appropriate measures to manage risk to life in the event of a flood, and 
e) 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. 
 

A number of these requirements in CVC’s LEP appear to have already been contravened in 
relation to approved developments on the Yamba floodplain.  

 
In particular, it appears points (2) a) and b) in CVC’s LEP above had not been fully considered 
in the Strategy. 
 

n) Pages 131 and 132 of Council’s Draft Local Housing Strategy does not list all the 
development potential in the area. Not mentioned are the following which total 676 
homes/apartments/units (the full list of dwellings is on page 13 below): 

 

• Parkview manufactured housing estate (MHE), Park Avenue Yamba – 136 homes – approved 

• Palm Lake Resort Yamba Cove MHE, Orion Drive, Yamba – 78 homes – approved and under 
construction 

• The Dunes estate, Dunes Court, Yamba – 24 homes – approved and under construction 

• The Links estate, off River Street, Yamba – 68 homes – approved and under construction 

• Quays estate development, Yamba – 65 homes – approved and under construction 

• Sullivans Road, Yamba – 6 lot subdivision – approved 

• Caroona age care home, Yamba Road, Yamba – 84 apartments/units – approved and under 
construction 

• Habitat development, 6 Yamba Road, Yamba – 17 apartments – approved 

• Mulgi Street, Yamba – 14 townhouses – awaiting approval 
 

Together, those mentioned in the Strategy (1,050 dwellings) and the 676 provided above, totals 
1,726 homes/apartments/units. Please note that the established MHE of 149 dwellings at 36 
Golding Street (Grevillia Waters), is mentioned in the Strategy. Grevillia Waters was approved to 
commence operating as an MHE at least two years ago. A number of developments in the dot point 
list above were also approved some time ago and need to be included in the development potential 
in this area. 
 
Of concern, is future proposals on one parcel of land as provided in Council’s 28 June 2022 
Business Paper, on page 261 under Council’s Employment Land Strategy there is an entry 
for Clarence Property Group (CPG) (see page 9 below). It outlines that CPG recently acquired a 
9.3ha parcel of land opposite Yamba Quays, zone SP3, on the southern side of Yamba Road (Lot 2 
DP 592312). The proposed roundabout (known as the Witonga Drive roundabout) which will provide 
access to Yamba Quays, will provide access to the acquired site and the proposed Yamba By-pass. 
Mention is made that the site will provide employment opportunities, businesses such as medical 
and education, pedestrian and cycleway connectivity, regeneration works, public foreshore access 
and public recreation reserves. Concern is that the site would require filling and is it anticipated to 
be another MHE?  
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Detailed information and photos: 
 
On 28 February 2022 Yamba received 274mm of heavy rain in 24 hours. This rainfall was not 
unprecedented. Stormwater inundated homes and many roads were closed. After the stormwater 
dissipated the Clarence River flood crest reached Yamba two days later and homes were again inundated 
and roads remained closed.  Yamba has one road in and out and the town was cut off for seven days. 
Residents in the whole of the west Yamba area were unable to reach the SES designated evacuation 
centre, the Yamba Bowling and Sporting Club. Yamba Fair closed due to stormwater inundation in the 
carpark and Treelands Drive and Coles closed after running out of food. Quite a number of homes were 
flooded with stormwater followed by riverine water. 
 
Yamba was very fortunate that the February/March floods in 2022 did not coincide with a king tide. If that 
had occurred many more homes would have been inundated with water and sewage. 

 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

28 February 
2022, Yamba 
closed when 
Kolora Lake 
overtopped in 
February 
2022 – SES 
manning the 
closure 
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28 February 
2022, just 
prior to 
Yamba Road 
being closed 
due to 
stormwater 
flooding. West 
of Carrs Drive 
intersection. 

28 February 
2022, Looking 
across Yamba 
Road closed. 
West of Carrs 
Drive 
intersection 

A Yamba Road home flooded with 
stormwater and sewage February 
2022 – adjacent to Park Ave MHE 
(see page 17 below) 

Another Yamba Road home initially 
flooded with stormwater February 2022 – 
adjacent to Park Ave MHE (see page 17 
below) 
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Drone photo taken in February 2022 (photo updated with developments on 10 August 2023.) 
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As previously mentioned above, the rainfall of 274mm in 24 hours was not unprecedented. On 2 March 
1999 in 24 hours 300mm rain was experienced in Yamba. Why homes were not impacted, and roads not 
closed in 1999 was because there was no fill on the Yamba floodplain. West Yamba (the WYURA) was 
a floodway, flow path and stormwater and riverine storage area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

On Clarence Valley Council’s website 

A 1969 aerial photo provided by Port 
of Yamba Historical Society. Pink 
areas are the WYURA.  
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 9.3ha Lot 2 DP 592312 Yamba Road Yamba acquired by Clarence Property Group. 
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Sea level rises predicted by the end of this century show that much of coastal New South Wales (NSW) 
will be inundated. Using Yamba as an example the image below shows how under current conditions 
areas planned for subdivision are negatively impacted by sea levels and along with significant areas of 
the town will be further impacted this century. 
 
 

 
 
  

17 April 2023, 
photo of the 
height of fill 
from the 
existing 
ground level at 
Parklands 
subdivision in 
Carrs Drive 
Yamba 

The stick is 3.0m in length 

Yamba predicted sea levels by century end 
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Existing planning addressing flooding and sea level impacts commonly fails to achieve sustainable 
outcomes which do not prevent negative impacts on the existing residents, and commercial and industrial 
areas. There is no real assessment of the predicted impacts caused by climate change and the predicted 
extremes in weather that are already being experienced. West Yamba is one example of poor planning, 
where filled areas already impact on existing residents, and commercial and industrial areas. Difficulties 
will inevitably arise in relation to servicing the residents in developments on mounds of fill, such as goods, 
services, support, medical treatment and evacuation. Planning for the future impacts of climate change 
must prevent development in areas where there is a real and known negative impact due to the increased 
probability of flooding due to natural disasters caused by climate change. 
 
The cumulative impacts of development: 
 

• Approvals of development applications for residential use should never be given on a recognised 
flood plain.  
 

• CVC Development Control Plan Part X WYURA under Objectives states: 
“02. Minimise flood and drainage impacts of the development in the WYURA on adjoining residential 
neighbourhoods and property including ensuring that there is no net increase in the number of 
existing dwellings whose habitable floor levels become inundated by the ultimate filling and 
development of the entire WYURA.  
 
04. Ensure that any stage of the overall WYURA development is successfully integrated and does 
not prejudice or detrimentally impact overland flow path/s, existing watercourses and stormwater 
management network.” 
 
Neither Object 02 nor 04 have been met as photos on the previous pages demonstrate. 

 

• CVC is a statutory body and has a statutory duty of care to its residents. 
 
In 2009 a Floodplain Risk Management Plan (FRMP) was adopted by CVC after a study was done. 
The Plan concerns environmental issues relating to flooding, in particular new residential 
development on flood-liable land and the impacts of increased human activity. The FRMP states “a 
Master Plan be prepared to achieve a holistic strategy to ensure development is integrated and does 
not create problems when addressing cumulative issues in West Yamba. This would include the 
potential impacts of increased human activity - nutrients, sedimentation, runoff - on the nearby 
exclusion zones during a flood or ocean event when WSUD capacities are exceeded.” The Master 
Plan to be prepared prior to developments being approved. The (2009 FRMP) also recommended 
that Stormwater study be completed and that this was outside the scope of the 2009 FRMP.  
 
A Master Plan was never prepared although development has been allowed to go ahead on the 
floodplain. 
 
The new development areas on the floodplain resulted in water diversion into existing residents’ 
properties and homes in west Yamba. Yamba’s stormwater drainage system was unable to cope, 
causing flooding. Yamba’s stormwater drainage system requires thorough investigation for 
upgrading.  A comprehensive drainage and flood study is required. 
 
As a Master Plan that takes into consideration Stormwater in accordance with FRMP was not 
prepared, and developments have been allowed to proceed on the floodplain, it appears CVC and 
State Planning Departments have failed in their duty of care to residents. 
 

• The Lower Clarence Flood Model (LCFM) 2022 currently on exhibition does not address stormwater 
inundation and flooding in Yamba. 

 

• The West Yamba Urban Release Area acts as a storage for flood waters and the Yamba Bypass 
drains flood waters into Oyster Channel, neither of which have been addressed in the LCFM 2022. 
The ongoing fill required for the approved developments in the WYURA and elsewhere in Yamba is 
negatively impacting, causing stormwater inundation and flooding into existing residents’ properties 
and homes and potentially adversely affecting the safe occupation and efficient evacuation of 
residents or exceeds the capacity of existing evacuation routes for the surrounding area in the event 
of stormwater and/or riverine flooding. 
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• A 1969 aerial photo provided by Port of Yamba Historical Society showing the WYURA on page 8 
above, along with other photos of the Yamba floodplain area demonstrate the biodiversity 
destruction, particularly habitat destruction due to the ongoing developments.  

 

• Yamba is in a similar predicament to that which appeared in The Sunday Telegraph on 29 October 
2023 on pages 1, 6 and 7 in relation to building on a floodplain.  Although not in a bathtub, Yamba’s 
population growth is attributed to development on the floodplain, similar to Sydney’s northwest, in 
the Hawkesbury area potentially putting 23,000 lives at risk if the area was developed. Yamba 
currently has a population of about 7,000. If all proposed and approved developments are 
constructed and inhabited the population will likely be about 10,000. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 

February 2022. These 
natural disaster 
events will 
potentially become 
more catastrophic – 
one road in/out 

Yamba Road cut near 
Angourie Rd roundabout 
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Pink text are those developments not included in the Housing Strategy. 
Over the past few years, the number of homes, units, townhouses and developments in 
Yamba have increased, negatively impacting on the lifestyle and amenity of residents. 
Kahuna, Carrs Drive 277 residential lots Partially filled – more fill and lots not 

approved 

Clifton, Carrs Drive - 
existing 

193 MHE Approved – filled and being constructed 

Clifton – new DA, 
Carrs Drive 

216 MHE Not approved 

Senior living 52 senior living units Approved – not filled/constructed 

Parklands – 3 stages 161 lot subdivision Approved – being filled/constructed 

Park Avenue 136 MHE  Partially filled – more fill & MHEs 
approved (see page 17 below) 

Orion Drive  78 MHE – 71 two storey 
and 7 single storey 

Approved – filled and being constructed 
(see page 17 below) 

Palm Lakes Resort Approx. 184 Existing/approved 

Grevillea Waters 156 MHE Existing/approved 

The Dunes estate 24 lots Approved – filled and being constructed 

The Links estate 68 lots Approved -  
Total number of 
homes  

1545 homes 493 not approved 
1028 being constructed or existing 

Other developments approved: Quays estate Stage 2 (24 lots), Stage 3A (11 lots) (about another 
25 to 30 lots yet to be released); 6 lot subdivision Sullivans Road; Caroona aged care facility 84 
units; 17 apartments 6 Yamba Road; 14 townhouses Mulgi Street.  186 extra homes, units and 
townhouses. 

 

• The existing residents of the whole of West Yamba were unable to reach the designated SES 
Clarence Valley SES designated Flood Evacuation Centre on 28 February 2022 as the roads were 
closed. The SES Clarence Valley Plan actually states not to drive or wade through any water at all.  

 

• Other impacts include: 
• Unable to access required goods, services, support and medical and health treatment due to 

storm and riverine water inundation and flooding, causing road closures. 
• Homes flood damaged. 
• Water supply risks. 
• Power outages causing food wastage. 
• Sewer pumps failing. 
• Public transport paused. 
• Increased house insurance premiums. 
• Devaluation of properties. 
• Infrastructure damage. 
• Water quality issues in creeks and rivers, harm to aquatic life by pollutants and increased 

sediment. 
• Habitat destruction. 

 
Climate change and natural disasters: 

The February/March 2022 floods in the Northern Rivers have highlighted the need for better planning 
strategies to fully consider climate change and natural disasters. 
 
It appears that thorough consideration of climate change and natural disasters concerns is often in the 
too hard basket for Council and the Regional Planning Panel. Residents are becoming more concerned 
and are losing confidence in Planning authorities. 
 
Weather events are becoming more extreme, triggering more catastrophic natural disasters.  
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Fire Prone areas: 
In September 2019 residents to the south of Yamba, at Wooloweyah and Angourie, were urged to seek 
shelter, with a nearby bushfire upgraded to an ‘Emergency Level’ warning. Strong winds fanned the 
flames towards homes, with more than 9,000 hectares scorched by the fire. 
 
The fire impacted on the southern side of Wooloweyah and Angourie. The wind direction changed to 
southerly and pushed the fire north towards Yamba. An air tanker dropped retardant south of the at-risk 
villages of Angourie and Wooloweyah in a bid to slow down its onslaught. Helicopters were water 
bombing the fire after filling their water buckets from the Clarence River. 
 
About 300 homes were at risk with the one road in and out closed due to the fire and backburning 
operations. Many residents were trapped in Angourie and Wooloweyah, with some escaping by walking 
along the beachfront, leaving their homes and vehicles behind. Fortunately, no lives were lost. 
 
After the fire, mention was made of a number of concerns including: 
• one road in and out. 
• lack of information and sufficient warning to evacuate allowing residents time enough to leave. 
• residents not being notified of the backburning operation. 
• the build-up of vegetation and fuel loads in the Yuraygir National Park. 
• better coordination between relevant agencies. 

 
Subdivisions and manufactured housing estates (MHEs) near fire prone areas must have conditions 
applied to dwellings being constructed: such as the proximity to combustible materials near structures 
and appropriate fire protection infrastructure including watering systems for use in the event of fire. 
Compliance with planning conditions is always problematic in most local government areas. Methods 
must be developed to ensure compliance with fire protection conditions. 

 
 
 
 

September 2019 fire verging on Angourie and Wooloweyah, heading towards Yamba – one road in and out 
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Rapidly changing social, economic and environmental circumstances: 
 
The increasing population in Yamba is negatively impacting on the amenity and lifestyle of residents. 
There is significant pressure and burden on the demand for social services, healthcare, suitable housing, 
schools, public transport, road networks, right down to the availability of parking spaces. All profoundly 
impacting on society as a whole, the social structures, demographics, cultural norms, and economic and 
financial well-being. Economic changes can also influence the business and commercial environment 
and can affect employment opportunities in the area. 
 
Overcoming the inadequacy of environmental planning is crucial for ensuring sustainable development 
and protecting the environment. Environmental planning inadequacies can result from various factors, 
including inadequate data, insufficient regulations, and limited stakeholder engagement.  A review or 
audit of previously approved development applications (DAs) may assist in highlighting shortcomings 
and inadequacies in the planning process. Any identified shortcomings and/or inadequacies can then be 
considered and improved in future DAs. 
 
To address inadequacies in planning powers and planning bodies, local and state governments may 
need to reassess their legal frameworks, allocate more resources to planning departments, and develop 
more collaborative and comprehensive planning strategies. Strengthening planning powers can help 
ensure more sustainable and orderly development, better infrastructure, and improved quality of life for 
residents. 
 
Planning reforms may be necessary to ensure that communities are able to mitigate and adapt to 
conditions caused by changing environmental and climatic conditions, as well as the community's 
expectation and need for homes, schools, hospitals and infrastructure. 
 

• CVC appears to be quite powerless to review, amend or revoke development approvals. In April 2023 
a Councillor submitted a motion to prepare a planning proposal for submission to the Department of 
Planning and Environment requesting  that the vacant land, which do not have development approval 
for subdivision, in the West Yamba Urban Release Area (WYURA) be rezoned from Residential (R1) 
to Conservation (C2) zoning or a mix of Conservation (C2) and Rural (RU2) based on the impacts of 
further development on the environment and the risk to human life and property from future flooding. 
Unfortunately, the motion was lost five votes to two. 
 

• Clarence Valley Council LEP 2011 (a legal document) clause 5.21 sets out flood planning provisions. 
Under this clause, consent for developments on land within the flood planning area must not be 
granted, unless the development meets the following:  

 

(1)  The objectives of this clause are as follows— 
e) to minimise the flood risk to life and property associated with the use of land, 
f) 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, 
g) to avoid adverse or cumulative impacts on flood behaviour and the environment, 
h) to enable the safe occupation and efficient evacuation of people in the event of a flood. 
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(2)  Development 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— 

f) is compatible with the flood function and behaviour on the land, and 
g) will not adversely affect flood behaviour in a way that results in detrimental increases in the 

potential flood affectation of other development or properties, and 
h) 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, and 
i) incorporates appropriate measures to manage risk to life in the event of a flood, and 
j) 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. 
 

(3)  In deciding whether to grant development consent on land to which this clause applies, 
the consent authority must consider the following matters— 

(a)  the impact of the development on projected changes to flood behaviour as a result of climate 
change, 

(b)  the intended design and scale of buildings resulting from the development, 
(c)  whether the development incorporates measures to minimise the risk to life and ensure the safe 

evacuation of people in the event of a flood, 
(d)  the potential to modify, relocate or remove buildings resulting from development if the 

surrounding area is impacted by flooding or coastal erosion. 
 
A number of these requirements in CVC’s LEP appear to be contravened when developments on the 
Yamba floodplain have been approved.  
 
Yamba CAN Inc recommends that legislation needs to be introduced to ensure Councils 
comply with their LEPs and certain measures put in place if compliance is not undertaken. 

 

• No post flood data collection has been undertaken for the February/March 2022 stormwater and 
riverine flooding in Yamba. A comprehensive stormwater study and data collection survey on the 
Yamba floodplain needs to be undertaken as soon as possible in relation to the February/March 
2022 stormwater and riverine flooding events. SES need to be involved and provided with the data 
collected in order to accurately update the CVC SES Local Flood Plan. 

 

• Yamba CAN Inc recommends that an evacuation modelling study be undertaken of the Yamba 
area. Different flood events (both stormwater and riverine flooding) need to be modelled to determine 
risk to life. Evacuation routes need to be assessed. Concern is that the SES will experience an 
increased burden in times of natural disasters. 

 
Yamba CAN Inc is fully aware that there is a housing shortage. However, building on the floodplain, 
even on elevated, filled mounds is not a viable option, particularly given the increased propensity of 
stormwater and riverine flooding impacts on existing homes and the increased burden on SES in times 
of evacuation, as well as the increased potential of risk to life.  
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Orion Drive MHE (off Yamba Road) – 71 two-
storey homes with lift and 7 single storey homes 
(all slab on ground), a clubhouse, spa, pool, 
sauna, library, cinema, billiards room, carpet 
bowls room, crafts room, indoor golf, bar and a 
BBQ area. 

Park Ave MHE (off Shores Drive) – 136 homes (slab 
on ground), a bowling green, swimming pool, 
community centre, library, cinema and gym. 

28 February 
2022, Shores 
Drive Yamba 
closed by 
stormwater 

Shores Drive after the flood crest 
reached Yamba two days after 
the stormwater flooding 
dissipated – 2 March 2022 11am  

Orion Drive T 
intersection to 
Yamba Road on 
28 February 2022 

28 February 2022 Looking west along Yamba Road 
the entrance to Yamba to the east, Kolora Lake on 
the right overtopped and closed Yamba Road. Orion 
Drive off to the left. 

Orion Drive 

Homes along Yamba Road to the south of Park Ave Development 
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Yamba Hill – A History to Remember  
Clarence Valley Independent, 20 December 2023 

https://clarencevalleynews.com.au/yamba-hill-a-history.../ 
 

Letter to the Editor 

There is an old saying that, if you want to understand today, you have to know what happened 

yesterday. 

These words of a past sage currently need to be understood by all Lower Clarence people with regard to 

C.V. Council’s latest proposal to possibly encourage more and higher building developments on 
Yamba’s iconic Hill and in the main commercial area around Yamba Street where new buildings 
could be built as high as 18 metres or up to an estimated six storeys. 

To realise this proposal, about 70 existing homes on the hill around Agar, Harwood, Link and Yamba 

Streets would be demolished to allow construction of residential flats, town houses and multi-dwelling 

buildings up to 12 metres in height on small lots of only 400 square metres or less. 

Council’s latest Draft Housing Strategy and Affordable Housing Policy proposes in a 158-page 

document that a total of 152 new homes could eventuate on the Hill with more new apartments above 

shops in the CBD. 

These ideas are not, however, new. When I was secretary of the Yamba Angourie Wooloweyah 

Community Association before amalgamation some 20 years ago, the previous forerunning Maclean 

Shire Council tried to implement a similar policy which failed hopelessly, causing major protests 

from large swathes of concerned and angry ratepayers. 

On that occasion, the plan also included requiring all owners of property in designated lanes on Yamba 

Hill to “donate” a 1.5 metre streetside strip of their land to Council to enable 3-metre lane widening and 

street parking for future high-rise developments. The affected landowners were also to be held 

responsible for meeting the costs of relocating all affected kerbside water, telephone, power and 

rainwater services. 

In addition, if landowners wished to place their properties on the market, a Section 149 Zoning 

Certificate would be attached to the property’s deeds, warning potential buyers of the impending cost of 
development. 

After various YAWCA and other official meetings in Yamba, Maclean Shire Council was 

originally forced in 2002 to do a major red-faced backflip and withdraw its proposals. 

In our earnest battle with Council over further Yamba Hill development, I met on Yamba Hill with 

Professor Bruce Thom, chairman of the Coastal Council of N.SW., who warned that any further 

major density development on the Hill would be a great disaster. 

This very senior N.S.W. bureaucrat pointed out that, over the years, many coastal holiday shacks or 

houses had been demolished on Yamba’s surfside coastline and other sand-based hills and had been 

dangerously replaced by buildings too large for the local landscape and the future security of local 

inhabitants. 

Professor Thom advised that, unless we take a more strategic, place-based approach to urban planning, 

we would continue down the path of incremental poor urban values and safety which are linked to those 

natural features of significance to Yamba’s coastal dwellers and visitors. 

He also believed that the public in Yamba and elsewhere in similar situations were becoming 

increasingly aware that the qualities that make our coast attractive and safe were rapidly being 

eroded by sub-standard development as a result of poor local government planning and decision-

making. 

I was particularly interested in meeting Professor Thom, knowing that Yamba Hill is basically an 

unstable combined nature and man-made sand hill. We at YAWCA were also aware of how the hill 

had suffered several landslips over the years and that it had originally been stabilised for only lighter 

single-storey development. 

At one time in recent history, Manly Hydraulics had to be called in from Sydney to lay equipment to 

gauge and deliver advance warnings about possible slippages in the Pilot Street area. This was also 

highlighted by the slippage at the river end of Clarence Street which slid down well over the eastern 

boundary of Yamba’s central caravan park, completely blocking Harbour Street for a time. 
It could be said that our Council has an insatiable hunger for more rate monies from Yamba properties, 

hence the desire to develop the soil-filled West Yamba floodplain and now Yamba Hill. 
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This situation was made obvious some years ago when Maclean Shire Council officers recommended 

that Yamba’s total population must eventually be 100 per cent bigger than it is today to ensure a 
“financially secure Council.” 

Yamba’s residents had voted in 2002 for the town’s then population of 5,500 residents being eventually 
capped for all time at 8,000 due to the lack of land and services for equitable building development 

purposes. 

The Council, on the other hand, flatly refused this figure provided by an official Council-supported 

town-wide referendum. It believed that a target of 17,000 should rather be set but just what figure the 

current Council may have in mind is not as yet publicly known. 

All this encourages the writer to think that those who don’t remember the past, are generally condemned 
to repeat it. 

Oscar Tamsen, Yamba 

West Yamba warning came years ago 

May 24, 2023  

Ed, 

In tune with your “History of the West Yamba Urban Release Area” published in your 17 May 2023 
issue, may I add some little-known information to this overall saga concerning the construction of new 

homes on the sensitive West Yamba floodplain area. 

When I was secretary of the Yamba Angourie Wooloweyah Community Association at the turn of the 

century prior to Council amalgamation, I managed to get the then Mayor, Mr Chris Gulaptis, to agree to 

hold a special referendum and survey on the very obvious West Yamba flood plain problem. He and his 

senior Maclean Shire Council officers then very kindly arranged for the necessary referendum voting 

papers to be made available to all ratepayers and residents. 

In my various pleas for Council action, I had highlighted the fact that “various N.S.W. government 
departments and instrumentalities had insisted that the “majority view of Yamba people must be 
considered by Council when considering the proposed West Yamba development and any other future 

developments in the town.” 

I pointed out that Council’s own employed consultant, Professor Rod Jensen, had warned Council in his 
“Local Economic Development Options for Maclean Shire Council” that modern regional economic 
development must take the view that “the economic system exists to serve the visions and values of a 

region’s residents rather than for its own dollar and cents purposes.” 

Professor Jensen also warned that Council “must identify the preferred future of the residents of 
Yamba and only take those actions and provide that scale of leadership to ensure that the people’s 
choices are honoured in practical outcomes.” In addition, Council was told that the Yamba 

community must always be comfortable with the ultimate size of their town, it’s services and 
character. 

With this information before it, Maclean Shire Council and my YAWCA committee devised a voting 

paper in which all Yamborians were invited to choose a total town population of their choice vis a 

vis the possibility of the West Yamba flood plain development seriously increasing the population 

numbers as there was little other residential land available. 

When the votes were counted, the results showed, and proved beyond doubt, that an 8,000 

ultimate population was the preferred option of the people. This was also YAWCA’s preferred 
option with 38 per cent of responses being the single largest survey return. 

A full Maclean Shire Council meeting decided, however, that it could no longer accept the normal 

time-favoured principle of ‘first past the post’ and instead favoured a 21 per cent count requiring the 
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preferred development of West Yamba and a 12,400 total population target. This was in spite of 

the agreement that the referendum and survey was to be based on the usual principle of selection as in 

normal elections. 

In effect, 67 per cent of Yamba people wanted an eventual population of only 8,000 or less. What 

the single largest pro-YAWCA response group decided was that they did not want the West Yamba 

development with an additional population of 4,400 people housed there as part of what was a Council 

forced development strategy. 

In an address to Council at the meeting, I also provided the presiding councillors with a YAWCA 

decision that the initial importation of 1.8 million cubic metres of West Yamba landfill would cause 

further unnecessary flooding in Yamba and, as Councillor Ian Dinham, a water expert and engineer, 

reported in writing at the time, the 1-in-a-100 year flood would inundate nearby streets, Yamba 

Street and most dwellings constructed before 1989 when there were no official landfill requirements. 

The final word should possibly go to Professor B. Thom, the then chair of the N.S.W. Coastal Council, 

who in a letter to Council and YAWCA warned that the central issue before Council and Yamba’s 
population in 2001 was whether West Yamba’s development would “dramatically impact on the town, 
it’s character and potential risk to life and property into the indefinite future.” Sadly, this official N.S.W. 
Government view was also rejected out of hand by Maclean Shire Council. 

Oscar Tamsen, Yamba 
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

Dear Sir/Madam,

As property owners and residents we take this issue very 

seriously, and thank you for the opportunity to comment on the 

Strategy & Policy.

Please find below our objectional submission in relation to the two 

above-mentioned documents.

Increasing pressures on existing zoned areas for increased 

redevelopment and higher densities may exist, but does not 

automatically mean they must be satisfied.

DEMAND FOR DEVELOPMENT DOES NOT MEAN WE MUST 

DEVELOP

There is no need to zone any more of Yamba Hill as R3 and a far 

more pressing urgency is to maintain the character and amenity of 

this last remaining R2 area for the benefit of present and future 

generations.

Our objections focus around the proposed rezoning of Yamba Hill 

to R3 Medium Density Residential (12 metre height of building) 

and the proposed increase in building height in the Yamba Centre 

(18 metre height of building).
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In summary, our objections are based on:

� Maintaining the character of Yamba;

� Visual impact;

� Social needs must be considered;

� Increased noise;

� Exacerbation of the traffic, traffic noise and parking congestion;

� Inadequacy of infrastructure and roads;

� Overshadowing and loss of Views;

� Reduced residential amenity;

� Access to air, light and sun and loss of sea breezes;

� Yamba Hill Controls (DCP 2011);

� Consideration of State Planning Policies;

� Using hindsight as your foresight; and,

� Higher rates and taxes.

YAMBA IS UNIQUE, LETS KEEP IT THAT WAY

Please find attached our full submission, uploaded through the 

upload box.

Regards

Geff & Therese

Please 

upload 

any 

additional 

supportin

g 

20231219 CRAMB Grafton Submission CVC Draft LH Strategy 

AH Policy.pdf

Version: 1, Version Date: 20/12/2023

Document Set ID: 2569586

https://admin.au.openforms.com/Results/ResponseFile?fileId=7698c3dc-2eb3-4a44-bcba-722149348efe&fileName=20231219%20CRAMB%20Grafton%20Submission%20CVC%20Draft%20LH%20Strategy%20AH%20Policy.pdf
https://admin.au.openforms.com/Results/ResponseFile?fileId=7698c3dc-2eb3-4a44-bcba-722149348efe&fileName=20231219%20CRAMB%20Grafton%20Submission%20CVC%20Draft%20LH%20Strategy%20AH%20Policy.pdf


document

s 

Version: 1, Version Date: 20/12/2023

Document Set ID: 2569586



19 December 2023 
 
General Manager 
Clarence Valley Council 
 
By email: council@clarence.nsw.gov.au 
 
Dear Sir/Madam 
 
Re: Draft Local Housing Strategy (the Strategy) and Draft Affordable Housing Policy (the Policy) 
 
As a property owner in Grafton I take this issue very seriously, and thank you for the opportunity to 
comment on the Strategy & Policy. 
 
Please find below my objectional submission in relation to the two above-mentioned documents. 
 
Increasing pressures on existing zoned areas for increased redevelopment and higher densities may 
exist, but does not automatically mean they must be satisfied. 
 

DEMAND FOR DEVELOPMENT DOES NOT MEAN WE MUST DEVELOP 
 
There is no need to zone any more of Yamba Hill as R3 and a far more pressing urgency is to 
maintain the character and amenity of this last remaining R2 area for the benefit of present and 
future generations. 
 
The proposed placement of infill development (e.g. premium town houses, residential flats and 
multi-dwelling housing) amongst the suburban Yamba Hill area is a major concern. Yamba is in 
danger of becoming another anonymous, homogenous coastal town. 
 
My objections focus around the proposed rezoning of Yamba Hill to R3 Medium Density Residential 
(12 metre height of building) and the proposed increase in building height in the Yamba Centre (18 
metre height of building). 
 
People bought and now reside in the Yamba Hill area based on a faith in Council to preserve their 
lifestyle. That faith is well and truly shaken by this proposal. 
 
Council should take the opportunity presented to develop a long term plan for Yamba (in association 
with permanent residents) which establishes a long term vision for the area and puts in place 
policies and controls which will ensure that long term community objectives are not able to be 
derailed in future by short term economic considerations by absentee developers. 
 
 

YAMBA IS UNIQUE, LETS KEEP IT THAT WAY 
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In summary, my objections are based on: 
 

 Maintaining the character of Yamba; 
 Visual impact; 
 Social needs must be considered; 
 Increased Noise; 
 Exacerbation of the traffic, traffic noise and parking congestion; 
 Inadequacy of infrastructure and roads; 
 Overshadowing and Potential Loss of Views; 
 Reduced residential amenity; 
 Access to air, light and sun and loss of sea breezes; 
 Yamba Hill Controls (DCP 2011); 
 Consideration of State Planning Policies; 
 Using Hindsight as your Foresight; and, 
 Higher Rates and Taxes. 

 
My detailed comments on the above issues are provided below. 
 
 
Character of Yamba 
The character of Yamba would change with a change in zoning of Yamba Hill to R3 Medium Density 
Residential. The village-character and charm of Yamba is one of its main attractions and is one of the 
features Council should be working to retain. A change in the rezoning from Low Density Residential 
[R2 / 2(a) / 9 metre – 2 storey] to Medium Density Residential [R3 / 2(b) / 12 metre – 3 storey] would 
result in a density of development that is out of keeping with the town’s character. The ‘village 
atmosphere’ and ‘Yamba’s character’ are important assets to attract holiday makers and also for 
permanent residents. It would be desirable to retain Yamba’s heritage and to keep Yamba unique.  
 
The ‘weekender’ style of housing is fast disappearing even though this is one of the main attractions 
for tourists to the area. 
 
Only residential housing is allowed under the existing zoning, which is a driving reason people have 
bought and settled in the area. Many people bought in this area because of the current R2/2(a) 
zoning and renovated accordingly. 
 
You only have to look at the developments at number 4 (Seacrest) and 6 (Zinc) Henson Lane, to 
illustrate what the detrimental effects infill development have on the streetscapes, character and 
amenity, overshadowing, loss of views, access to air, light and breezes and reduction in privacy of a 
neighbourhood. These infill developments look and feel like the Gold Coast, Tweed Heads or Coffs 
Harbour which is not a good look – especially for Yamba. The character of the eastern end of Henson 
Lane has changed irrevocably. 
 
 
Visual Impact 
The visual impact of infill development 12 metres high on the hill, would be disastrous when viewed 
from the flat. The Yamba Hill area has a significant visual amenity that is worth preserving, including 
being seen from the beach and ocean. 
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Social needs must be considered 
Social change will occur with a change in housing type. 
 
The current R2 Low Density Residential provides a housing choice in the area and creates a housing 
mix that is part of the character and charm of Yamba. A change to more infill development could 
have the potential for social and community impacts, i.e. with a greater number of short-term and 
holiday rental units in the area there would be a smaller permanent population to sustain local 
businesses and community involvement in local activities. There would be empty units for much of 
the year, and a rapid escalation of rowdinesss and traffic in holiday season. 
 
Denser infill development adjacent to single dwelling houses, is not appropriate. 
It would lead to loss of amenity for single storey residences, forcing redevelopment. 
 
 
Noise 
Infill development will bring noise, especially in holiday time. 
 
 
Traffic and parking 
Increased traffic, traffic noise and parking issues associated with proposed infill development (e.g. 
premium town houses, residential flats and multi-dwelling housing) is a major concern. 
 
The streets in the Yamba Hill area are too narrow to allow medium density development. 
 
Narrow streets not coping with additional traffic and an increase in on-street parking, particularly 
during weekends & holiday times is a real concern. There are plenty of examples of the existing 
Development Controls requirement(s) for the provision of car parking spaces in developments in 
Yamba e.g. in Development Control Plan, being relaxed by Council in the approval process. 
 
Traffic and parking issues are exacerbated when Council parking signs are ignored. Indiscriminate 
parking is not policed by Council (Rangers) to try and address and redress the problem. 
 
Below are just two examples of the issues faced in Church Street over the years. They illustrate that 
the narrow streets soon reduce to a single lane down the middle of the street if cars are parked on 
either side, which will only get worse with a higher density of living.  
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21 January 2023: Church Street Yamba – looking west 
 

 
15 March 2020: Church Street Yamba – looking west 
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Inadequacy of infrastructure and roads 
Yamba’s infrastructure is currently unable to keep pace with the increasing population. 

 
Yamba’s road network is unable to cope, particularly during holiday periods. Traffic flow is often 
impeded and congested causing increased bottlenecks due to the town’s inefficient road network and 
with only one road in and out of town. 
 
If the proposal was supported there will be an increase in demand for limited services which is not 
environmentally sound e.g. limited water supply, decrease in water pressure, the lack of water etc. 
 
 
Overshadowing and loss of views 
Loss of views and overshadowing are concerns if the height limits are increased. 
There will undoubtedly be a loss of residential amenity for single houses if infill development occurs. 
For example infill buildings in Link Street, would increase the overshadowing in Harwood Street. 
 
 
Access to air, light and sun 
Infill development will decrease access to air, light and sun. 
A loss of sea breezes will occur. 
 
 
Yamba Hill Controls 
The Strategy omits a ‘Specific DCP Controls’ that would appear to be incompatible with the proposal. 
 
Annexure 4 – Planning Interventions of the Strategy detail the recommended targeted planning 
control amendments to be pursued to encourage compatible and resilient infill housing in Yamba 
(specifically Page 152).  
 
Part W of the CVC Residential Zones DCP 2011 (23 December 2011) details the Yamba Hill Controls, 
for an area which includes all of Yamba Hill as described in the Strategy. The Yamba Hill Controls 
apply to all development, including dwelling houses, dual occupancies, attached dwellings, multi 
dwelling housing, residential flat buildings, semi-detached dwellings and serviced apartments. 
 
Development controls for Yamba Hill in Part W include: minimum site areas; maximum height 
controls; shadow diagram requirements; and, car parking. 
 
Part W implemented as per the CVC Residential Zones DCP 2011, would be incompatible with the 
Strategy. Part W should be maintained and upheld by Council as was intended by its insertion into 
the CVC Residential Zones DCP (2011). 
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

This submission is focussed on the area of land the encompasses 

Harwood Street, Yamba and is currently zoned R2: Low Density 

Residential (refer Figure 1). This submission objects to the 

following components of the draft Strategy:

1. Rezoning of the area that encompasses Harwood Street, 

Yamba (referred to as Yamba Hill) to R3: Medium Density (Refer 

Annexure 4 – Planning Interventions, 6. Medium density in Yamba 

Hill);

2. Any changes to development controls such as minimum lot 

sizes, maximum building height and floor space ratio that may or 

may not be associated with rezoning the Yamba Hill land to R3 

(Refer Section 4.3 Planning proposal); and

3. Amendment of the Clarence Valley Local Environmental Plan 

2011 (LEP) to prohibit dwelling houses in the R3: Medium Density 

Residential zone (Refer Section 4.3 Planning proposal).

A brief justification for the objections to the draft Strategy are 

outlined below as is an alternative/preferred approach to the 

rezoning of Yamba Hill.

Please 

upload 

any 

additional 

supportin

g 

document

s 

230410 - Objection to Local Housing Strategy.pdf
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Our Ref:  230410 

 

 

 

21 December 2023 

 

  

Clarence Valley Council  

Council@clarence.nsw.gov.au 

 

 

Attn: Stephen Timms / Jasmin Oakes 

 

 

RE: Submission on Draft Clarence Valley Local Housing Strategy– Objection to Rezoning of 

Yamba Hill to R3: Medium Density Residential 
 

 

The following submission on the draft Clarence Valley Local Housing Strategy (the ‘draft Strategy’) has 

been prepared on behalf of our client Michael Buxton, who is the owner of a property on Harwood Street, 

Yamba. 
 

Objection 

 

This submission is focussed on the area of land the encompasses Harwood Street, Yamba and is currently 

zoned R2: Low Density Residential (refer Figure 1). This submission objects to the following components of 

the draft Strategy: 

1. Rezoning of the area that encompasses Harwood Street, Yamba (referred to as Yamba Hill) to R3: 

Medium Density (Refer Annexure 4 – Planning Interventions, 6. Medium density in Yamba Hill); 

2. Any changes to development controls such as minimum lot sizes, maximum building height and 

floor space ratio that may or may not be associated with rezoning the Yamba Hill land to R3 (Refer 

Section 4.3 Planning proposal); and 

3. Amendment of the Clarence Valley Local Environmental Plan 2011 (LEP) to prohibit dwelling houses 

in the R3: Medium Density Residential zone (Refer Section 4.3 Planning proposal). 
 

A brief justification for the objections to the draft Strategy are outlined below as is an alternative/preferred 

approach to the rezoning of Yamba Hill. 

Alternative/Preferred Approach 
 

It is suggested that there are alternative options and strategies that can be adopted to allow an increase 

in housing supply in the east Yamba area whilst maintaining diverse and affordable housing without 

rezoning Yamba Hill to R3, such as: 

 

• Stricter regulation of the use of housing as short-term rental accommodation (STRA). The draft 

Strategy notes that 12% (3127 dwellings) of private dwellings were recorded as unoccupied on 

Census night. 

• The draft Strategy identifies “Prioritising infill development in existing areas such as Grafton and 

Yamba…” but does not appear to have investigated the potential housing yield from infill 

development in areas currently zoned R3. This should be investigated prior to any rezoning such as 

Yamba Hill. A cursory review of current aerial photography would indicate significant potential for 

infill/medium density development in the existing R3 zoned areas of east Yamba. 
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Further, the draft Strategy notes that “Despite the high and growing need for diverse housing including 

smaller dwellings and higher densities, external factors and market demand is resulting in continued 

development of large single dwellings in Clarence Valley”. This would indicate that rezoning of areas such 

as Yamba Hill to allow for increased dwelling density may not achieve the desired outcome of additional 

smaller dwellings at higher densities. 

 

Justification for the Objection 

1. General 

 

The Draft Local Housing Strategy identifies the R2 land within the beachside region of Yamba 

(referred to as Yamba Hill) as the most suitable location for rezoning to create additional medium 

density land. 

  

The Clarence Valley local government area (LGA) has a historical trend of recording higher rates 

of unoccupied dwellings compared to the NSW average. This pattern largely reflects the popularity 

of short-term rental accommodation (STRA), especially in the growing tourist destination of Yamba. 

  

Yamba Hill is situated near the renowned Pippi Beach and future medium density development 

that will be allowed with rezoning to R3 will be attractive for use as STRA rather than owner 

occupation or low-term rental. 

  

While the proposed rezoning may invite outside investment to the region, it will also likely increased 

competition for local buyers, increasing house prices in the region without addressing long-term 

housing supply and doing little to alleviate rental stress. 

  

Wooli Street currently serves as the sole road access for the east Yamba area, that includes Yamba 

Hill. Any rezoning to promote infill development and/or increase urban density in this location will 

result in additional traffic on Wooli Street. The impact of the additional traffic expected from 

proposed rezoning and/or development density increases should be thoroughly investigated prior 

to the rezoning particularly as the east Yamba are does not currently have an alternative access. 

 

2. 2.2 Housing Demand 

 

The draft Strategy identifies that “Despite the high and growing number of smaller household sizes, 

there is high and continued demand for detached dwellings in the LGA, both for rent and 

purchase”. This would indicate that there is value in maintaining pockets of low density (R2) zoned 

land such as the Yamba Hill area. 

 

Community feedback on housing indicated a positive response for granny flats and detached 

houses (these housing types are permitted with consent in zone R2) and a somewhat negative 

response to medium rise apartments (which are permitted with consent in zone R3 but prohibited 

in zone R2). 

 

3. 2.3 Housing Supply 

 

The draft Strategy identifies “Prioritising infill development in existing areas such as Grafton and 

Yamba…” but does not appear to have investigated the potential housing yield from infill 

development in areas currently zoned R3 or E1 (i.e., shop top housing). The theoretical dwelling 

capacity assessment (Section 2.4) is limited to a review of urban release areas and R5 Large Lot 

Residential Areas. A cursory review of current aerial photography would indicate significant 

potential for infill/medium density development in the existing R3 zoned areas of east Yamba. 
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4. Priority 2: Encourage a diverse range of housing options in well located areas, to meet community 

needs. 

 

Priority 2 of the draft Strategy calls for diversity of housing throughout the Clarence Valley LGA in 

well located areas. While it is essential to encourage a diverse range of housing options to adapt 

to changing household needs, maintaining low-density residential development spaces should be 

considered as a crucial aspect of a balanced housing strategy.   

 

The proposed rezoning of Yamba Hill to R3 will likely reduce housing diversity in the east Yamba 

area and an associated degradation of character and amenity that commonly is associated with 

land with a medium density zoning. The R3 zoning is expected to result in solar access, privacy and 

view sharing issues and conflict between new medium density development and existing low-

density housing. The current R2 zoning of the Yamba Hill area supports housing for young families 

with adequate areas for children to play, for swimming pools and/or granny flats for extended 

families. The proposed rezoning of Yamba Hill to R3 is inconsistent with this priority and will not 

support a diverse range of housing options in the east Yamba area. 

 

Actions to prioritise and support infill development in areas currently zoned R3 or E1 should be 

investigated and implemented prior to the consideration of any rezoning such as Yamba Hill (refer 

to Actions 2.1 and 2.2). 

 

 

Figure 1. Current land zoning for east Yamba area (Source: NSW Planning Portal Spatial Viewer) 

 

Yamba Hill area 

Wooli Street - sole 

access to east 

Yamba Area 
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RE: Draft Clarence Valley Local Housing Strategy

I will focus my comments mainly in regard to Yamba as this is my 

place of residence

Whilst there are the positive aspects of rezoning of the area of 

Yamba hill from R2 to R3, which without other interventions would 

allow a wider range of building types, I do NOT support the 

rezoning coupled with increased height limits and prohibition of 

Dwelling Houses as the combined effect will have excessive 

negative consequences for the community including: Increased 

overshadowing, greatly increased street parking use, loss of 

privacy, loss of the character of the area, intergenerational 

disruption, many decades of mixed building heights as 

significantly taller buildings get approved, and increased holiday 

rentals.

I object to the prohibition of dwelling houses in R3 which currently 

covers most of the Yamba Hill (4.3 Planning proposal pg.60). 

Whilst the council does have the capacity to facilitate the supply of 

the types of housing to meet the needs of the community through 

various planning controls, I believe the council would be 

overstepping its mandate by prohibiting the continuing choice of 

landowners to build single dwelling housing if the owners so 

choose to do so.

It is unclear if there is a suggestion that maximum building heights 

might also be increased in areas beyond the planning 

intervention. I object to the adoption of a strategy that creates 
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such uncertainty, and I strongly oppose an increase in building 

height controls in general in this area.

Please 

upload 

any 

additional 

supportin

g 

document

s 

Submission to council RE Draft Clarence Valley Local Housing 

Strategy - John Howland.pdf
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General Manager 

Clarence Valley Council 

GRAFTON NSW 2460 

 

Dear General Manager, 

RE: Dra� Clarence Valley Local Housing Strategy 

I commend the efforts to develop an the dra� Housing Strategy, and simultaneously released dra� 
Affordable Housing Policy. 

For the sake of brevity I will refer to the dra� Clarence Valley Local Housing Strategy as the dra� 
CVLHS. 

I will focus my comments mainly in regard to Yamba as this is my place of residence and the �me 
available to consider the broader implica�ons of the proposal across the Clarence Valley is limited by 
the short �me frame for commen�ng on the proposals. 

REZONING OF R2 AREAS OF YAMBA HILL TO R3 
Whilst there are the posi�ve aspects of rezoning of the area of Yamba hill in planning interven�on #6 

from R2 to R3, which without other interven�ons would allow a wider range of building types due to 

lowered landscaping requirements and wider range of building types including Atached dwellings, 
Mul� dwelling housing, Residen�al flat buildings. 

I do NOT support the rezoning coupled with increased height limits and prohibi�on of Dwelling 
Houses as the combined effect will have excessive nega�ve consequences for the community 
including: Increased overshadowing, greatly increased street parking use, loss of privacy, loss of the 

character of the area, intergenera�onal disrup�on, many decades of mixed building heights as 
significantly taller buildings get approved, and increased holiday rentals. 

PROHIBITION OF DWELLING HOUSES IN R3 (ON YAMBA HILL) 
The current zoning in Yamba has resulted in the majority of Yamba hill and nearby being zoned R3. 

The proposed planning interven�on seeks to change most of the remaining R2 to R3. 

I object to the prohibi�on of dwelling houses in R3 which currently covers most of the Yamba Hill (4.3 
Planning proposal pg.60). Whilst the council does have the capacity to facilitate the supply of the 
types of housing to meet the needs of the community through various planning controls, I believe 
the council would be overstepping its mandate by prohibi�ng the con�nuing choice of landowners to 
build single dwelling housing if the owners so choose to do so. 

A curious side note to this is that up to the 5/8/2016 version of the LEP Dwelling Houses were 
explicitly permited in the R3, LEP versions since 5/8/2016 have omited men�on of Dwelling houses 
from both the permited categories and the prohibited categories which has been a surprise to 
realise. To the present-day council has con�nued to permit Dwelling Houses in the R3 zone on Yamba 
house establishing a con�nuing status quo where Dwelling House are permited in the R3 zone. The 

prohibi�on of approvals for dwelling houses in R3 as stated in the dra� CVLHS, would be a drama�c 
change from that status quo, and one that would remove a housing opportunity that many families 
would prefer to con�nue, for example if you wanted to rebuild or possibly undertake major 
renova�ons whilst keeping a single dwelling form. Changes such as this have the poten�al to 
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

Whilst there is a lot of valuable, insightful content with the draft 

local housing and draft affordable housing policy, I suggest that 

much of the conclusions are contrary to the background 

information within these drafts.

I have attached a .pdf on some main conclusions and trying to 

attach a copy of the draft Strategy with my comments for CVC's 

compilation and consideration.

In closing I suggest that the existence of these drafts & CVC's 

requests for responses has been inadequate.

Please 

upload 

any 

additional 

supportin

g 

document

s 

Response to Request for Submissions on Clarence Valley Local 

Housing Strategy.pdf
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Response to Request for Submissions on Clarence Valley Local Housing Strategy  

The following are my responses to Clarence Shire Council’s request for submissions on 
Clarence Valley Local Housing Strategy. For ease of your compilation process, I have 

adopted a numbering format. Please also read my comments embodied within your draft 
Strategy. 

1. Inadequate promotion by CVC requesting feedback on the Clarence Valley Local 

Housing Strategy 

a. Iluka has a productive Facebook group. That is the only way I discovered this 
draft strategy. More promotion should have been done by CVC to make us 

aware of your Council’s date. 

b. The Clarence Valley Local Housing Strategy has Oct-Dec 2023 as its 

exhibition dates. When was the date it was first released to the public? 

2. Attached copy of the Clarence Valley Local Housing Strategy 

Much of my submitted responses are contained within my annexure copy of CVC’s 
Strategy report. Given that this Strategy is a draft I have included some typos within 

the report that I picked up. 
These comments are only up to page 35 of the draft Strategy. 

I have been involved with Affordable Housing submissions but not sufficient to 
comment on the Strategy’s details. Regardless I see that CV needs to have more 

options that are in keeping with Affordable Housing guidelines and principals. 

3. The current severity of NSW’s long-term housing crisis was has been predicted by 

stakeholders for decades. 

I am a Valuer and Land Economist (Bach Bus. Land Economy). I have been reading 

for decades now on NSW’s increasing lack of affordable housing. Previously, this 
has been concentrated to NSW’s cities but now becoming more readily evident to 

many NSW regional towns too. 

Therefore I disagree with CVC’s position that the housing crisis is more recent. 

I believe that the NSW State Government’s on both sides of politics should have 
done more. 

I also see that CVC should have issued this draft Strategy closer to 2017 when the 

Woolgoolga to Ballina Motorway was becoming a reality. The current and worsening 
degree of CV’s housing crisis could have been somewhat mitigated. 

4. Clarence Valley Council to request the NSW State Government to do more. 

The biggest influences on correcting housing affordability are available to the NSW 
Government at a macro level. For example, changes to taxes & stamp duty, Dept. 

Planning making short-term rentals less attractive to landlords and longer-term 
rentals more attractive. 

Also working with the Federal Government in reducing building costs and addressing 
labour shortage. 

NSW Local Councils have a significant role to play but the NSW Government needs 
to do more at a macro level. 

5. Clarence Valley’s housing affordability will get worse before Council’s new Strategy 

having any affect. 

As stated within CVC’s Strategy, for local housing affordability to improve, both 
market forces and planning policies need to interact so as to affect positive change. 
This draft report’s own evidence shows that this change is unlikely to take effect in 

the short-term (eg next 2-5 years). Therefore, CV’s housing affordability is most 
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likely to deteriorate before it gets better. For instance, the draft Strategy notes on 

current, market based inhibitors for property developers and builders. 

Therefore this draft Strategy needs to be reviewed/improved so as to better facilitate 
a shorter term improvement. 

 

6. The significance of Clarence Valley’s aging population. 

More research needs to be done on CVC’s aging population. The draft Strategy 
provides a breakup of CV’s age profiles but more research on the 60+ demographics 

will most likely provide some significant solutions to the current housing crises. 

For instance, if it is seen that CV’s 60+ old residents would strongly prefer and 

indeed intend to remain with the CV and to downsize to smaller, preferably 
independent living, then this will free up a significant supply of larger, local housing 

stock provided that they have smaller housing options that need to be price 

competitive. 
The likes of COTA have done significant studies on such preferences and when 
combined with CV’s local research, they should assist local development of 

improved, affordable housing choices for 60+ CV residents who will be downsizing in 
increasing numbers. 

7. Promote  more granny flats. 
CVC’s draft Strategy contains sufficient evidence that CVC should not be reliant on 

developers and builders to increase their DA submissions for more diverse housing 
choices. The final approval of CVC’s Strategy policy will not change this in the short-

term. 
Therefore CVC now needs to add housing supply by planning for more granny flats. 

The benefits of more granny flat approvals are:- 

a. They are typically 1 & 2 bedrooms with smaller footprints; 

b. They are a good example of infill development, 

c. They are not multistorey, which your resident’s survey discourages, 

d.  They are not dependent on large property developers to improve CV’s 

housing diversity, 

e. Granny flats will help address CV’s below average household income. CV 
has experienced significant increase in property values since the 
Coronavirus starting in 2019. CV’s increased population growth will continue 

to underpin CV’s housing values. 

Therefore many CV property owners looking to take advantage of local rental 
demand can capitalize on increased, local demand and increase their 
household incomes via financing, installing and renting granny flats, 

f. Making granny flats an easier option will also better facilitate families 

accommodating their 60+ parents. In short promoting the original purpose of 
‘granny flats’, 

g. Financing of granny flats is less problematic than for Developers constructing 

larger complexes (ref to the draft Strategy’s consultations). 
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Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

Whilst there is a lot of valuable, insightful content with the draft 

local housing and draft affordable housing policy, I suggest that 

much of the conclusions are contrary to the background 

information within these drafts.

I have attached a .pdf on some main conclusions and trying to 

attach a copy of the draft Strategy with my comments for CVC's 

compilation and consideration.

In closing I suggest that the existence of these drafts & CVC's 

requests for responses has been inadequate.

Please 

upload 

any 

additional 

supportin

g 

document

s 

Response to Request for Submissions on Clarence Valley Local 

Housing Strategy.pdf
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Response to Request for Submissions on Clarence Valley Local Housing Strategy  

The following are my responses to Clarence Shire Council’s request for submissions on 
Clarence Valley Local Housing Strategy. For ease of your compilation process, I have 

adopted a numbering format. Please also read my comments embodied within your draft 
Strategy. 

1. Inadequate promotion by CVC requesting feedback on the Clarence Valley Local 

Housing Strategy 

a. Iluka has a productive Facebook group. That is the only way I discovered this 
draft strategy. More promotion should have been done by CVC to make us 

aware of your Council’s date. 

b. The Clarence Valley Local Housing Strategy has Oct-Dec 2023 as its 

exhibition dates. When was the date it was first released to the public? 

2. Attached copy of the Clarence Valley Local Housing Strategy 

Much of my submitted responses are contained within my annexure copy of CVC’s 
Strategy report. Given that this Strategy is a draft I have included some typos within 

the report that I picked up. 
These comments are only up to page 35 of the draft Strategy. 

I have been involved with Affordable Housing submissions but not sufficient to 
comment on the Strategy’s details. Regardless I see that CV needs to have more 

options that are in keeping with Affordable Housing guidelines and principals. 

3. The current severity of NSW’s long-term housing crisis was has been predicted by 

stakeholders for decades. 

I am a Valuer and Land Economist (Bach Bus. Land Economy). I have been reading 

for decades now on NSW’s increasing lack of affordable housing. Previously, this 
has been concentrated to NSW’s cities but now becoming more readily evident to 

many NSW regional towns too. 

Therefore I disagree with CVC’s position that the housing crisis is more recent. 

I believe that the NSW State Government’s on both sides of politics should have 
done more. 

I also see that CVC should have issued this draft Strategy closer to 2017 when the 

Woolgoolga to Ballina Motorway was becoming a reality. The current and worsening 
degree of CV’s housing crisis could have been somewhat mitigated. 

4. Clarence Valley Council to request the NSW State Government to do more. 

The biggest influences on correcting housing affordability are available to the NSW 
Government at a macro level. For example, changes to taxes & stamp duty, Dept. 

Planning making short-term rentals less attractive to landlords and longer-term 
rentals more attractive. 

Also working with the Federal Government in reducing building costs and addressing 
labour shortage. 

NSW Local Councils have a significant role to play but the NSW Government needs 
to do more at a macro level. 

5. Clarence Valley’s housing affordability will get worse before Council’s new Strategy 

having any affect. 

As stated within CVC’s Strategy, for local housing affordability to improve, both 
market forces and planning policies need to interact so as to affect positive change. 
This draft report’s own evidence shows that this change is unlikely to take effect in 

the short-term (eg next 2-5 years). Therefore, CV’s housing affordability is most 
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likely to deteriorate before it gets better. For instance, the draft Strategy notes on 

current, market based inhibitors for property developers and builders. 

Therefore this draft Strategy needs to be reviewed/improved so as to better facilitate 
a shorter term improvement. 

 

6. The significance of Clarence Valley’s aging population. 

More research needs to be done on CVC’s aging population. The draft Strategy 
provides a breakup of CV’s age profiles but more research on the 60+ demographics 

will most likely provide some significant solutions to the current housing crises. 

For instance, if it is seen that CV’s 60+ old residents would strongly prefer and 

indeed intend to remain with the CV and to downsize to smaller, preferably 
independent living, then this will free up a significant supply of larger, local housing 

stock provided that they have smaller housing options that need to be price 

competitive. 
The likes of COTA have done significant studies on such preferences and when 
combined with CV’s local research, they should assist local development of 

improved, affordable housing choices for 60+ CV residents who will be downsizing in 
increasing numbers. 

7. Promote  more granny flats. 
CVC’s draft Strategy contains sufficient evidence that CVC should not be reliant on 

developers and builders to increase their DA submissions for more diverse housing 
choices. The final approval of CVC’s Strategy policy will not change this in the short-

term. 
Therefore CVC now needs to add housing supply by planning for more granny flats. 

The benefits of more granny flat approvals are:- 

a. They are typically 1 & 2 bedrooms with smaller footprints; 

b. They are a good example of infill development, 

c. They are not multistorey, which your resident’s survey discourages, 

d.  They are not dependent on large property developers to improve CV’s 

housing diversity, 

e. Granny flats will help address CV’s below average household income. CV 
has experienced significant increase in property values since the 
Coronavirus starting in 2019. CV’s increased population growth will continue 

to underpin CV’s housing values. 

Therefore many CV property owners looking to take advantage of local rental 
demand can capitalize on increased, local demand and increase their 
household incomes via financing, installing and renting granny flats, 

f. Making granny flats an easier option will also better facilitate families 

accommodating their 60+ parents. In short promoting the original purpose of 
‘granny flats’, 

g. Financing of granny flats is less problematic than for Developers constructing 

larger complexes (ref to the draft Strategy’s consultations). 
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submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

The policy proposes to increase the housing density on land that 

is some of the most expensive land in the town being near the 

centre of the business district and close to the river. Developers 

who take advantage of these changes are not likely to provide the 

properties for low-income residents but more likely to provide 

more expensive residences or holiday letting. Reduce off-street 

parking this will force purchasers and tenants to park their 

additional vehicles on the street where many of the streets and in 

particular Spencer Street and Queens Lane are not even fully 

formed with curb and channel. The proposal to transform Iluka 

into a high/medium rise, high density living zone will completely 

eradicate any of the original history, character, and charm of the 

town. The draft proposal recommends amendments to the 

development guidelines that will encourage medium to high rise 

apartments, completely in opposition to their own survey findings.

Council seems to be influence more from greedy developers 

wanting to maximise profits for future housing schemes rather 

than undertaking more professional town planning strategies.

Please 

upload 

any 

additional 

supportin

g 

document

s 

Submission re Draft Affordable Housing Policy.docx
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Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

In general terms, the Strategy appears to do a good job of 

identifying the relevant shire-wide demographic trends, planning 

context and key findings. Unfortunately, at least in the case of 

Iluka we are unable to see a clear line of sight from these broad 

and noble aspirations to what is proposed. We are concerned that 

the changes foreshadowed for Iluka have not been properly 

thought through and if implemented will have a major detrimental 

impact on the Iluka community.

We reject the proposals to create new R3 Medium Density 

Residential zones with a 12m building limit on the basis that there 

appears to be ample land already zoned for medium density 

residential purposes in Iluka. 

To better represent the medium density character of the R3 zone 

we agree that new “dwelling houses” should prohibited in the R3 

zone but only after a review of legacy R3 zone precincts, some of 

which appear unsuitable for the R3 zone due to isolation from the 

business centre, existing low density uses and/or flooding risk.

To resolve these and other planning issues we recommended that 

Council engage with the community on a comprehensive Locality 

Plan for Iluka. The results of such a process would provide more 

certainty to residents while paving the way for any necessary 

changes to Councils planning controls for Iluka.

Please 

upload 

any 

additional 

Submission on Draft Clarence Valley Local Housing Strategy 

October 2023.pdf
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Figure 2 shows the these newly proposed R3 areas in relation to the existing zoning, including 
existing R3 zoning. It should be noted from this figure that there are already substantial areas of R3 
available in the town (app 116 lots) and that the new zonings (app 89 lots), if implemented will very 
substantially increase the area of R3 in 
the town.  

Unfortunately, no justification is 
provided in the draft Strategy to 
establish why these areas were 
chosen, or indeed why they are 
needed at all. This is especially so 
given that: (1) there is already a lot of 
R3 zoned land (Fig 2) most of which is 
underutilised for medium density uses 
consisting of single dwellings or vacant 
land; and (2) there has been very few 
(if any) medium density residential 
developments approved over the last 
30 years.   

Surely, these simple facts should 
prompt a curious planner to look first 
to the issues preventing activation of 
existing medium density zonings. In 
these circumstances, it is difficult to 
see how providing more R3 zoning is 
going address the issue of under-
utilised zonings.    

While a lack of analysis looking at why 
the existing R3 zoning is underutilised is one problem, there are also some obvious planning issues 
associated with the new R3 areas proposed. For example, the north-western area is relatively low 
lying potentially subject to flooding, particularly when climate change scenarios are considered (Fig 
3).   

Similarly, the proposed new 
Spenser St R3 precinct in the 
southeast has significant 
character buildings which in our 
view should be maintained. 
Uplift to R3 from the existing R2 
residential zoning would signal 
to the market that Council has 
no interest in maintaining the 
amenity of this part of Iluka. 
Given the questionable need for 
more R3 zoning outlined above 
we doubt community would 
support this change.  

Figure 2 Existing zoning showing extensive existing R3 and proposed new R3 with 
red outline. 

Figure 3 Northwest proposed R3 area is affected by flooding and climate change. 
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Finally, the proposal to rezone the residential lots along Queens Lane to R3 is most perplexing. This is 
firstly because the access to these blocks is only possible via the one-way laneway which is very 
narrow and already problematic from a traffic perspective. Medium density along this strip would 
involve much higher volumes of traffic and major problems with parking for existing and new 
residents. No doubt if this proposal were to proceed underground parking would be needed 
including the ability for residents to turn around on their own land before exiting on the laneway. As 
the blocks are very narrow and many drop away sharply to the foreshore reserve, simply from this 
point of view, the proposal would be totally impractical.  

Of course, the other issue with the Queens Lane proposal is shadowing and amenity issues that will 
inevitably arise if a 12m height limit is implemented. Given that there is already underutilised R3 land 
on the northern side of the lane with proper street access from Charles Street, it would be preferable 
(subject to further analysis and community consultation) to activate this area instead.   

12m height limit for the new R3 zones 

Under the draft Strategy a 12m building height limit is proposed for the new R3 areas (Fig 1). At 
present a blanket 9m height limit applies (via the Local Environmental Plan) to all residential (R2 and 
R3), employment (E1) and tourist zones (SP3) in Iluka.   

However, in practice these height limits are effectively limited though Council’s Development Control 
Plans which limits the maximum height at the top plate of the exterior walls to 6.5m.  Under 
Council’s current Development Control Plans (DCP) a 12m height limit would be limited to a 9.5m 
maximum exterior top plate height. Thus, the effect of the proposed 12m height limit would allow 
the maximum top plate height to increase 3m from 6.5m to 9.5m. 

Notwithstanding the current height limit constraints arising from Councils DCP, the Strategy 
foreshadows changes to the DCP (see Section 4.3) to permit further increases in building height. This 
could potentially permit four storey buildings in place of what is effectively a two storey limit within 
Iluka.  

While such increases in height may be appropriate for R3 zones in some more built-up localities, such 
as Grafton and Yamba, we are not convinced that such increases in building height are justified in the 
areas proposed or more generally in Iluka. Unfortunately, the Strategy does not elaborate on why 
this increase is necessary in Iluka. 

We also note that the Strategy does not recommend the 12m height limit for any existing R3 zoned 
areas even though some of these areas may be less constrained in terms of traffic, parking, visual 
impact and proximity to the shops and services. Again, the failure to address the existing R3 zonings 
is a curious omission that ultimately undermines confidence in the Strategy.   

Prohibition of “dwelling houses” in R3 zone 

Under Section 4.3 of the Strategy, it is recommended that “dwelling houses” be prohibited in the R3 
zone. The effect of this change would be to focus all new development on higher density forms of 
residential development.  

In general terms we support this change, however it should only be applied where medium density is 
appropriate.  

As noted previously there is already a lot of R3 zoned land in Iluka, much of which is exclusively 
devoted to low density housing. Some of these existing R3 areas are distant from the shops and 
facilities and/or are constrained by flood risk. For example, the R3 precinct along Marandowie Dr has 
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no medium density development and is more than 1.2 km from the nearest business centre. 
Similarly, the undeveloped R3 precinct to the south of Duke St and Gunderoo Cr is severely affected 
by flood risk and is around 1 km from the business centre. Due to these sorts of issues further work 
is needed is needed to establish whether R3 zoning is indeed appropriate in these and potentially 
other locations.   

Other issues 

38 additional dwellings 

The Strategy indicates the proposed increase in R3 zoning will result in an additional 38 dwellings. 

Given that the new proposed R3 zoning involves nearly 90 lots each of which could end up with 
multiple dwelling under a medium density scenario, it is not clear how the figure of 38 additional 
dwellings was estimated.  

Indeed, activation of only a small number of the approximately 116 existing B3 lots without any 
changes to building height would easily exceed the Strategy estimate of 38 additional dwellings!  

Opportunities for medium density in business and tourism zones 

When examining the potential for increasing and diversifying housing opportunities in a place like 
Iluka it is also important consider the potential of other zones to provide for medium density 
residential development. In this respect the E1 Local Centre zone currently permits “shop top 
housing” and the SP3 Tourism zone allows almost the full range of residential accommodation, 
including “attached dwellings”, “multi-dwelling housing”, “shop top housing” and “residential flat 
buildings”. Substantial areas of both zones occur in Iluka (see yellow and blue shading on Fig2). As is 
the case with the existing R3 zone, both zones are underutilised with single dwellings houses 
occupying substantial proportion of lots in both zones. 

Clearly, any analysis of existing medium density residential opportunities in Iluka (and other areas) 
needs to include potential contribution of these other zones together with the existing R3 zone. In 
this context, and without any analysis to the contrary in the draft Strategy, it is difficult to see the 
need for more medium density zones.  

The main question for Council, together with the community, is to what extent (if any) planning 
interventions are needed to activate higher density living in the areas that are already zoned for that 
that purpose.   

Further analysis 

To address the issues raised in this submission and other legacy planning issues it is recommended 
that Council engage with the community on a comprehensive Locality Plan for Iluka. Such a process 
would ensure that the full range of planning issues are addressed in a comprehensive way taking 
specific account of local issues, the character of the town and the legitimate aspirations of those that 
live there. The results of such a process could then be used to feed into any necessary planning 
controls.    

Conclusion 

In general terms, the Strategy appears to do a good job of identifying the relevant shire-wide 
demographic trends, planning context and key findings. Unfortunately, at least in the case of Iluka we 
are unable to see a clear line of sight from these broad and noble aspirations to what is proposed. 
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We are concerned that the changes foreshadowed for Iluka have not been properly thought through 
and if implemented will have a major detrimental impact on the Iluka community. 

We reject the proposals to create new R3 Medium Density Residential zones with a 12m building 
limit on the basis that there appears to be ample land already zoned for medium density residential 
purposes in Iluka.  

To better represent the medium density character of the R3 zone we agree that new “dwelling 
houses” should prohibited in the R3 zone but only after a review of legacy R3 zone precincts, some of 
which appear unsuitable for the R3 zone due to isolation from the business centre, existing low 
density uses and/or flooding risk. 

To resolve these and other planning issues we recommended that Council engage with the 
community on a comprehensive Locality Plan for Iluka. The results of such a process would provide 
more certainty to residents while paving the way for any necessary changes to Councils planning 
controls for Iluka. 
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South Grafton (+338 dwellings) 
 
The proposed South Grafton area has the same issues as the Grafton area with flooding and 
parkland considerations. Otherwise, there are possibilities. 
 
Medium density housing has potential if the potential for flooding is addressed in design 
constraint of dwellings to prevent the negative impacts of residents, the local community and 
the wider community with the increase of expenses caused by flood disaster relief and 
increased insurance cost as examples. 
 
The creation of residential use above the commercial uses of the Grafton city centre has 
potential. The greatest issue will be the parking issue highlighted. 
 
Yamba (+ 152 dwellings) 
 
While the proposed increases appear to be recommended in areas above future flood and 
sea level rise Yamba should be restricted in population increase for multiple reasons. Yamba 
while having shopping centre and some services such as those in the industrial area, it lacks 
many of the other services required for a residential area such as a hospital. The restricted 
road access to the town is a problem with the ever increasing traffic and limited ability to 
practically improve the access to the town. An increase in dwellings is highly possible to 
result in an increase in short term accommodation and not result in an increase in housing 
for permanent residents. This will not result in the achievement of the prime objective of this 
strategy. 
 
The creation of residential use above the commercial uses of the Grafton city centre has 
potential. The greatest issue will be the parking issue highlighted. 
 
Iluka (+ 38 dwellings) 
 
The current zoning in Iluka residential area should be all R1. Lower density residential areas 
in a village of a possible future population of 2,000 makes little sense. The proposed 12m 
height restriction would appear to encourage 3 to 4 storey structures. Two storey town 
houses may be able to adhere to the general village aspects of Iluka restricting building 
height to less than 9m, but three storeys would be out of character to the village atmosphere. 
Hence, a proposed increase of 38 dwellings within the existing residential area is feasible. 
The greatest concern in the possibility of increased population in Iluka is the future potential 
impacts of climate change and the resultant sea level rise. While models indicate that the 
existing residential zones may not be impacted, the potential exists for isolation due to Iluka 
Road being cut in the Shark Bay area caused by coastal erosion. Hence, consideration 
needs to be given to responsible planning for future issues. The single road access and the 
lack of many of the required services for residential in close proximity reduces the value of 
Iluka for an expansion of population. 
 
Maclean (+ 58 dwellings) 
 
Medium density housing has potential if it does not alter the character of Maclean. While 
normal R3 zone. A 9m building height with 6.5m under the top plate should ensure that this is 
achieve with the appropriate sympathetic design. Council in approving any dwelling must not 
relax this criterion. 
 
The proposal for the Co-op site appears out of context with the surroundings especially 
relative to the proposed 12m building height. This should be revisited to make it more 
compatible with the traditional Maclean surroundings. R4 zoning is not referenced for 
Maclean as far as I can determine being a zone restricted to Glenreagh so I assume that this 
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would be a change to the Residential Development Control Plan to include Maclean if this 
were to proceed. 
 
Clarenza (+ 353 dwellings) 
 
Attention is made to my 26th September 2021 submission on the Clarenza draft Development 
Control Plan (DCP) which among other issues recommended for change to the draft plan 
was the removal of all low density residential areas allowing a greater number of dwellings to 
be included in this region. This is relevant to the existing residential zoned area. 
 
The McAuley College precinct proposal would need to be assessed in the overall plan for 
Clarenza. Higher density may work in this lower area with the appropriate attention to 
recreation, pathways and parklands. Further comment would be sought when as needs to be 
the case, public consultation on a revised Clarenza DCP. 
 
The Duncan Road precinct appears reasonable but once more needs to be incorporated into 
a revised Clarenza DCP and made available for public review and consultation. 
 
Gulmarrad (+ 437 dwellings)  
 
The Sheehans Lane proposal has some merit with the appropriate protection or offsetting 
locally of native vegetation, recreational facilities and pathways. The greatest issue is the 
flood plain and the need for fill along with the loss of storage capacity of flood waters. This 
may prohibit the subdivision of the whole area but provide a god location for enhancement of 
native ecosystems in the area over the area that should not be subdivided. Road 
infrastructure such as the intersection with Brooms head Road would need to be addressed 
as this has not occurred with the approval of the existing high density subdivision on the 
eastern side of the lane. 
 
The proposal north of Boundary Road is consistent with the traditional subdivision of 
Gulmarrad contrary to the out of context high density approved subdivisions. The DVP needs 
to be amended so that lots have development envelopes of 2,00m2 with the native vegetation 
on the balance of the lot protected possible in a covenant. 
 
Other Areas 
 
There are other areas in the Clarence valley not mentioned in this document as follows: 
 
South Grafton 
 
Not mentioned in this document is the potential for more dwellings in the Armidale Road area 
of South Grafton as alluded to in my 12th November 2023 submission for SUB2023/0024 
Subdivision in Fairway Drive with the increase in general residential lots. This area is above 
flood levels, has limited natural vegetation, has access to the necessary infrastructure and is 
in reasonable proximity to services including medical and shopping facilities having potential 
for general residential zoning. 
 
Junction Hill to Koolkhan 
 
Similar comment applies to this area as those above for South Grafton. 
 
This is a very brief review of the proposal and the opportunity to comment further on detailed 
proposals is sought. 
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Why townhouses? My house is zoned R3. I cared for my father & I now have
disabili�es. Added disability rails, grab rails, ramps, raised garden beds. Exis�ng
homes can be adapted not demolishing & building on smaller blocks. Does everyone
really want to live in one or two bedroom houses? I lived in houses with five people
flaƫng. Families don’t need to be related. Separate entrances/shared & private
space. Why does a house have to be all renters, another house be all owners, another
house be all short stay rentals? Why can’t one house be all three - owners ren�ng out
a room, another room could be guests staying, another room could be a home
business or nurses accommoda�on, emergency workers, local workers etc. Livable
universal housing all ages & abili�es. Share cars, beter public transport. No
overshadowing so there’s no sun or space to grow anything. Angourie has an
envelope, why not Yamba? No high rise. No loss of sun or garden. Read
RETROSUBURBIA the downshi�ers guide to a resilient future by David Holmgren see
book & website. Design for climate change! My parents moved from a house to a
unit. Mum fell. No ground floor affordable flat in Dee Why so moved to a unit in Port
Macquarie with a li�. The li� broke down. Dad moved to a re�rement village. No help
when he got sick so moved in with me to Yamba �ll 97 1/2. One room units don’t
allow for people to help each other. Sharing adapted exis�ng houses does. Ten metres
above sea level for tsunamis. Yamba’s south is exposed. Climate proof homes.Tie
downs. Shuters. Energy efficient. Food stores on hill. Don’t destroy beauty, be
prac�cal, think future mixed genera�ons. Today’s youth will age. They’ll live with
planning mistakes, climate change, food insecurity. Family day carer. Teacher. SES
trained volunteer. 30yrs living in Yamba. 10yrs Lismore. Coastal Building Design
owner. Prepare for nature’s events & climate change. Yamba is not exempt. A future
island. PREPARE for changes! Work together! SAFETY!
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I was disappointed with the councils affordable housing policy. The focus seems to be
for affordable rental accommoda�on for workers. however, this is a very limited
focus. Yamba is over supplied with developments for over 55 year olds. I am well over
55 and I want to be able to live and be part of the community not isolated from it. No
more such developments should be approved. while my focus is on housing for older
people I believe houses built to suit an older person will be suitable for anyone as
they are generally safer and more adaptable. More adaptable houses should be
encouraged to allow family homes to adapt as people age or children grow.. As I walk
around the town I no�ce many houses with empty backyards. What a waste. No
aten�ons seems to have been paid to building houses to suit a warm climate. My 2
year old house has a long window filled wall facing west. The deck faces south.. hot in
summer, cold in winter. Many houses i see have similar aspects. Our council needs to
include community at early stages of planning not when decisions have effec�vely
been made. I was grateful council provided these current mee�ngs but to discuss two
major issues was ridiculous. Especially as many of us were s�ll trauma�sed following
the two years of floods. Yamba houses need to be built so they are safe from flooding
and new builds do not cause further flooding to neighbouring homes. The council
proposal suggested the hill area and crea�ng accomoda�on above the shops these
are prime loca�ons in Yamba and never going to provide low rental accommoda�on.
Considera�on also needs to be given to how many houses are empty for most of the
year. Iperhpas every new over 55 facility should include workers accommoda�on. the
golf club is a prime site in yamba.. Does it have any spare ground? perhaps a mini
villiage could be incorporated there. thank you for the opportunity to have my say.
Rhonda
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submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

I strongly object to the proposed housing strategy for Iluka. My full 

submission is attached however these are the main points.

Lack of community consultation.

Plan does not reflect community expectations or aspirations.

Future development of the type council proposes will not provide 

affordable housing solutions and the proposal will not deliver on 

the outcomes sought by council but will deliver a win to 

developers at the expense of the local community.

Please 

upload 

any 

additional 

supportin

g 

document

s 

Maley Submission.pdf
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I am writing as a rate payer and resident of Iluka to strongly object to the council's proposed
housing solution for this area. I believe your consultative process has been fundamentally
flawed and the information you have compiled is not indicative of community expectations or
aspirations. I have only become aware of this plan in the last few days and since then have
consulted widely with residents. Without exception, all people I have spoken to (including
tourists) are horrified by your proposal. Based on your report it appears you have consulted
widely with local developers, government organisations and real estate agents who are not an
indicative representation of community sentiment. Where was the community engagement with
local ratepayers association and other community groups to gather information about what
'community aspirations' are? You said yourselves that the survey you conducted of the
community was not an indicative sample so instead of hosting information sessions for residents
to gather further information you have chosen to instead take the advice of developers and
others that stand to financially gain from your proposal.

The belief that building medium density housing in the areas that the council proposes will
result in more long term rentals is almost insulting. Most of the homes along the riverfront are
holiday homes as are a great deal of homes along Spenser Street. What safeguards does
council have to ensure these newly proposed units/townhouses are made available for long
term rent and not simply used to increase seasonal tourist accommodation that is already well
supplied in this area. To suggest that multiple unit/townhouse development along the iconic
peaceful waterfront will result in the delivery of 'diverse and affordable housing' is in the realm of
fairy tales. This is ill conceived and has developers hands all over it. Surely the lessons of
places like Byron Bay and Noosa should ring loudly in your ears.

Iluka does not suffer from a shortage of homes or available land to build on. The Birrigan estate
approved by council has only 4 homes on it with many vacant blocks still available. What is
lacking is affordable rentals as many people choose to holiday let their homes. Council could
take some lessons from the Byron and Noosa Shire that restrict holiday rental days or impose a
tourist tax on rentals making it a less attractive option. This would result in many of these
properties either being sold to owner occupiers or converted to long term rentals. The reasons
the Byron and Noosa shire were forced into taking action was a direct result of increasing
Airbnb and tourist accommodation which is what your plan will result in. It does nothing for the
community, puts an added strain on small businesses already struggling with being overrun
during holiday times and makes it unaffordable for regular people to secure long term
accommodation.

A strategy aimed at freeing up existing holiday homes for long term rentals would have a lasting
positive effect on the community by creating a more stable and consistent population to support
business during down times and reduce the impact of boom and bust that they currently
experience. Many of these holiday homes have small granny flats out the back. Council might
like to consider changing its policies to allow landholders to rent these separately to the main
house which would again deliver the diverse and affordable housing solutions you are seeking.
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As a retired nurse I should also say that the solution to housing our aging population does not
lie in building two storey residences. Falls down stairs are a common injury resulting in long
hospitalization stays and, depending on their age, quite commonly death. Single storey is top of
the list for most elderly people looking to buy a residence. If council want to consider suitable
accomodation for our increasing elderly population perhaps they could consult with the Birrigan
Gargle people on stage 4 of the Birrigan Iluka Beach development and consider developing
supported independent living units with an option for a small aged care facility in the future.
Currently the high care disabled and frail elderly have no option but to leave the town. Birrigan
is a great place for such a facility and would provide further employment opportunities for locals
and deliver on the housing diversity you are seeking.

Your report states that consideration has been given to environmental constraints including
heritage conservation whilst drafting the report. I suggest this has been completely overlooked
when suggesting multiple dwellings be allowed on Spenser Street. Iluka has something that no
other place in NSW has to offer, the World Heritage listed last remaining littoral rainforest in this
state. The stretch of land that extends from this rainforest to the river and sea in the area
known as 'old iluka' is an important corridor for native wildlife that frequently interact with
residents and tourists moving freely between backyards and across quiet tree lined streets. At
night the lack of lighting assists nocturnal animals to continue to use this land. These animals do
not recognize council boundaries and use this land to forage, nest and reside in. It is what
makes this area unique, special and of World Heritage significance. Keeping this natural
extension from the forest to the river boundary as low density is imperative to maintaining the
integrity of its diversity. As Council you have an obligation to act as Custodians to this area of
International significance by ensuring your planning laws protect and promote its heritage. Your
proposal will do the opposite through increased traffic, noise, lighting and removal of open
space and far from protecting our stunning natural environment will have a permanent negative
impact .

The draft report highlights the importance of keeping the 'local character' of the area. Spenser
Street is characterized in the main by small cottages and fishing shacks (including a heritage
listed home). It is what makes this place so appealing to travelers and residents alike. It is laid
back, quiet and development is appropriate and respectful towards its neighbour - the World
Heritage Forest. Units do not belong in this part of town and would further increase the 'urban
sprawl' that council is wanting to avoid.

Additionally as part of my submission to council I wish to include all the responses to a facebook
post on the Iluka NSW Community - General information and Notice Board posted on 6
December 2023. In less than 12 hours there are at least 50 comments and no resident is in
favor of your proposal.

Finally I would urge Council to extend its deadline for comments and spend that time actually
consulting with the people who live here and will be most affected. I would be happy to facilitate
such meetings with the community and yourselves should that be helpful. No one I have spoken
to in the last few days was aware of this draft report and there has been an uprising and call to
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arms from locals to have their say. We want the same face to face opportunity to discuss and
be consulted on the future of our town as you have given the developers and real estate agents.
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Comments 

Please see our attached Submission document and 

attachments, prepared on behalf of Fish Pastoral 

Pty Ltd.

Please upload any 

additional supporting 

documents 

9864 Draft Local Housing Strategy Submission 

(with attachments).pdf
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

Please see our attached Submission document and attachments, 

prepared on behalf of Pridel Pty Ltd. Our client is seeking to have 

their property included in the Housing Strategy as either a 

targeted planning intervention area or potential R5 zoned land in 

order to provide a strategic basis for rezoning, as supported by 

Council's resolution - 6b.21.050.

Please 

upload 

any 

additional 

supportin

g 

document

s 

9582 Complete Submission_merged.pdf
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1.  Preliminary  

1.1 Introduction  

Pridel Pty Ltd owners of the subject property are seeking to include a 3.185ha 

section of the property in the Local Housing Strategy as a potential R5 Large Lot 

Residential development area. This would involve rezoning that area from its current 

RU2 Rural Landscape zoning. The balance of the lot is zoned C3 Environmental 

Management which will be retained as such. 

A Planning Proposal for that rezoning was submitted to Council in April 2021 by 

A.Fletcher & Associates Pty Ltd, now Clarence Valley Surveys Pty Ltd. It was reported 

to Council’s meeting on 22
nd

 June, 2021 where it was deferred and again to its 

meeting on 27
th

 July, 2021 (Item 6b.21.050) where Council resolved: 

“Council Resolution – 6b.21.050 

Baker/Ellem 

That Council: 

1. Support the planning proposal REZ2021/0002 by way of consideration under the 

Rural Land Strategy and further under the Residential Zoning Study, if necessary, 

to amend the Clarence Valley Local Environmental Plan 2011 to rezone part Lot 

10 DP 1259162, 4 River Road, Palmers Island from RU2 Rural Landscape to R5 

Large Lot Residential to permit the subdivision of land into a maximum of 6 lots of 

4,000m
2
 (minimum) 

2. Defer submission of the planning proposal to the Planning Gateway until Council 

is advised the applicant has provided further information addressing identified 

inconsistencies with the NCRP and Ministers section 9.1 Planning Directions.” 

Since that time Council has adopted the Rural Land Strategy (June 2022) and now 

has the Draft Local Housing Strategy on exhibition. Inclusion in the Housing 

Strategy, either as a targeted planning intervention area or by a direct reference 

for rezoning via a Planning Proposal, is the best way of achieving Council’s 

resolution. 

The strategic benefit of the proposed rezoning for a maximum of 6 lots rests with 

the fact that on 9
th

 July, 2015 a Development Application was submitted for a 

109 site caravan park on the subject portion of the property. On 18
th

 August, 

2017 Council issued approval for Stage 1 of the site (58 sites) and deferred 

approval of the balance, subject to some specific requirements. On 26
th

 

February, 2019 Council resolved to approve the balance of the Park (51 sites). 

This consent has been commenced and the subject land has valid consent for 109 

sites. This consent would be surrendered if the rezoning was approved. This issue 

is addressed below. 
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1.2 Property Description 

 

 
Figure 1: Locality Map 

 

The property is located on the coastal strip and is flood prone, both of which are 

discussed below. 

 

3. Subdivision Proposal  

 

A Concept Subdivision Plan is attached and has been prepared by Clarence Valley 

Surveys Pty Ltd and Structerre Consulting Engineers. It includes:- 

 5 vacant lots ranging from 4,979m
2
 - 5,605m

2
 each with indicative 

dwelling and land application area mounds. 

 1 lot (5,400m
2
) containing the existing 2 storey dwelling. 

 removal of existing access way from River Road. 

 construction of new public road from River Road. 

4. Caravan Park Approval  

The approved Caravan Park site plan is attached. It consists of:- 

 56 cabin sites (some 2 storey) 

 42 van sites 

 11 camp sites 

 Amenities block, pool area, camp kitchen 
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 Sewerage treatment plant 

 

5. Strategic Merit 

 

A new Planning Proposal for the rezoning is being prepared for submission to 

Council. It updates the April 2021 document to reflect changes to state and Council 

strategies and policies since that time. 

The Proposal acknowledged that it is inconsistent with a number of the strategies 

and policies in respect of the rezoning land R5 in the coastal strip and on flood prone 

land. In addition, the Housing Strategy, in calculating existing capacity for future 

housing, excludes:- 

 

Constraint Land excluded from 

additional capacity 

calculations 

Mapping/Data Source 

Flood All land below 1% AEP, 

except for land in the West 

Yamba URA and North 

Grafton. 

Clarence Valley Council 

August 2023 

 

This does not preclude flood prone land from rezoning or development for large lot 

subdivision, it only precludes it from inclusion in the calculation of the extent of 

currently zoned land considered suitable for development. 

Inclusion of the subject land in the Housing Strategy as a potentially future R5 area 

would overcome strategic inconsistencies in relation to its location in the coastal 

strip. 

It would provide some strategic basis for its rezoning despite being flood prone but 

that would have to rely on the justification discussed below. 

6. Justification for Inclusion in the Strategy 

When the Caravan Park application was exhibited prior to determination it attracted 

10 written objections, including 1 containing 59 signatures with a covering letter 

stating that at least 1 resident from all but 3 dwellings in the Village had signed it. 

Grounds for objection were:- 

 traffic and the suitability of the surrounding road networks 

 riverbank erosion (Condition 5 of the consent requires cabins and structures 

to be removed if the riverbank comes within 18m). 

 visual impact (50 cabins will be 2 storey due to flooding). 

 effluent disposal 

 inadequate infrastructure 

 capacity of park (maximum capacity 350-440 guests compared to 150 village 

residents). 

 land use conflicts 
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A rural residential subdivision would significantly reduce, if not eliminate, all of these 

impacts. 

7. Conclusion 

The current situation is that there is a valid consent for a 109 site caravan park with a 

maximum capacity upwards of 400 people on the floodplain which is opposed by a 

large proportion, if not the majority, of residents of Palmers Island Village. 

The alternative is 6 dwellings, with a possible 15 residents (2.5 dwelling) in the same 

location. 

Inclusion in the Strategy as either a targeted planning intervention area or by direct 

reference would not guarantee the rezoning would be approved, but it would satisfy 

a number of strategic objectives. The proposed rezoning & subdivision would also be 

a smaller and less intrusive development on the property then the current approved 

development, whilst still contributing to the availability of housing in the area of the 

Palmers Island village. 
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Annexure 

 
- Concept Plan 

- Approved Caravan Park Plan 
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NOTES:
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Submission details 

Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

The owner of Lot 361 in DP751388 at Boundary Road, Gulmarrad 

is supportive of the inclusion of Intervention 14 in the Clarence 

Valley Local Housing Strategy as a logical response to match 

Council’s “housing vision” (DCVLHS p13). The site of Intervention 

14: -

* presents only a minor & contiguous variation to Gulmarrad's 

established settlement pattern;

* whilst mapped as bushfire-prone, can easily be established & 

managed to withstand bushfire risk; and

* is flood-free and accessible from Maclean in extreme flood 

events.

Consequently, Intervention 14 ensures housing “is appropriately 

located to reduce the risk of natural hazards, optimise the use of 

existing infrastructure, and minimise environmental and amenity 

impacts”.

Therefore, the owner of Lot 361/751388 requests Council to 

include Intervention 14 as proposed in the finalised Clarence 

Valley Local Housing Strategy. A more detailed submission in 

support of the owner's request is uploaded. 

Please 

upload 

CCC28440_231118_Submission to CVC Draft Local Housing 

Strategy.pdf
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In light of the significance of the findings outlined in the submission, we wish to request a 
meeting with your planning team and our focus group in the coming weeks. We understand the 
importance of allowing ample time for review and thoughtful consideration of the document and 
are flexible regarding the timing and format of the meeting and will fit in with your team's 
schedule. 

Please let us know at your earliest convenience when it would be possible to arrange this 
meeting. We believe this collaborative approach will be instrumental in shaping the direction of 
future planning initiatives to best serve the needs and aspirations of the Iluka community. 

We thank you again for assisting our community and look forward to hearing from you or your 
planning staff in the near future. 

 

Best regards 

Sonya Maley 
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Community Feedback Submission on:

Clarence Valley Council Draft Housing Strategy 
and 

Affordable Housing Policy  (Iluka, NSW focus)
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Prepared by: Residents of the Iluka Community
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EXECUTIVE SUMMARY

This report presents comprehensive feedback from the Iluka community regarding the proposed 

Draft  Housing  Strategy  2023  and  Affordable  Housing  Policy  initiated  by  the  Clarence  Valley 

Council. The feedback was obtained through a consultative process led by the community itself.  

Feedback methodologies and results are included in this report. 

The community's response to the Draft Housing Strategy is resoundingly negative. The recorded 

reasons for rejecting the draft include:

 Lack of adequate community consultation 

 Deficiencies in addressing the needs of current and future residents

 A failure to preserve Iluka's unique character

 Negative impact on Iluka’s natural environment and World Heritage Rainforest 

 The inadequacy of infrastructure and services.

Although the Council's initial community consultation experienced a low turnout, the subsequent 

community led engagement process produced a significant and robust response, rich in ideas.

The  Iluka  community  is  almost  unanimous  in  its  rejection  of  the  proposed  R3  rezoning  and 

increased building height limits.   Instead residents express a desire for more affordable housing 

options that align with community expectations and aspirations.

A thorough  analysis  of  survey  responses  revealed  a  diversity  of  ideas  and  concerns  regarding 

affordable housing, ranging from practical suggestions such as utilising existing land and zoning 

regulations  to  advocating  for  policy  adjustments  and  creative  community  living  arrangements. 

Residents emphasised the importance of reducing bureaucratic barriers,  incentivising permanent 

housing, and addressing the issue of short-term rentals to increase the availability of long-term 

rental properties.

Recommendations  put  forth  by  the  community  include  the  withdrawal  of  the  rezoning  plans,  

meaningful  engagement  with  the  community  to  develop housing solutions,  and prioritising  the 

preservation of Iluka's unique character and environment.

In conclusion, the community requests the R3 rezoning and increased building heights in Iluka be 

removed from the Draft Housing Strategy.  The community further requests a more creative and 

transparent  approach  to  housing  solutions  in  Iluka.  One  that  respects  the  community's  wishes, 

preserves its unique character, and addresses the future need for housing. Effective collaboration 

between  the  Clarence  Valley  Council  and  the  Iluka  community  is  essential  to  ensure  the 

development  of  housing  strategies  that  meet  the  needs  and  aspirations  of  all  residents  while 

safeguarding the town's environment and heritage.
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Introduction:

This report presents feedback from the Iluka community about the proposed Draft Housing Strategy 

2023 and Affordable Housing Policy.   It was written after a consultative process initiated by the 

community itself.  It presents the Iluka community’s stance on the proposed strategy and advises the 

main concerns raised.  The community shares an opinion that lack of adequate consultation by 

Clarence Valley Council has resulted in a draft document that is deficient in ideas or strategy to 

meet the needs and aspirations of both current and future residents of Iluka.

Council’s  draft  strategy  document  has  been  difficult  to  accept  as  it  provides  no  rationale  for 

rezoning  the  designated  areas,  comprising  over  80  properties  significantly  distant  from 

transportation hubs, employment opportunities, essential services and infrastructure.

Background:

Council hosted its community consultation for Iluka on 23 November at the Bowls club where it is 

reported only three Iluka residents attended.  No relevant community organisations including the 

Chamber of Commerce or the Iluka Ratepayers Association were informed or made aware of the  

planned meeting.    

The vast majority of Iluka’s community first became aware of the rezoning plans on December 8,  

primarily  through  a  Facebook  post  featuring  an  image  from  the  Draft  Strategy.  This  initial 

revelation prompted an immediate and predominantly negative response from the community. The 

significant  volume  of  written  submissions  to  Council  prior  to  the  22  December  cut  off  date 

illustrates the resolve of the Iluka community in opposing this draft. 

Initial Community Response:

In response to the proposed rezoning, the Iluka community demonstrated solidarity and resilience.  

Despite  a  failed  Council  consultative  process,  community  members  actively  engaged with  one 

another, resulting in over 300 submissions to the Council within two weeks. 

The number of submissions originating from Iluka constitute approximately 37.5% of the total 800 

submissions received (source: Cr Karen Toms). Such figures are disproportionate given that Iluka 

accounts for only 3% of the overall population. This disparity serves as additional evidence of the 

willingness for engagement and conviction of Iluka’s residents.

Engagement with Council:

After submissions closed, a meeting was held on 25th January between a small group of concerned 

residents,  Clarence Valley Council General Manager, Laura Black and Mayor Peter Johnstone.  At 

this meeting, the community representatives were given assurance that Council would accept and 

consider further feedback from the community including suggestions for alternative options and 

solutions for housing in Iluka. 

Community engagement:

On February 1st, a meeting organised by community members was held at the Iluka Community 

Hall to address the proposed Draft Strategy and R3 rezoning plans for Iluka. The meeting aimed to  

provide information about  the  strategy and foster  discussions  around alternative  solutions.  The 
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meeting attracted significant attention, with 190 attendees filling the hall to capacity. It was evident 

from discussions during the meeting, that residents are strongly against the proposed Strategy and 

wanted their voices heard.

At  the  conclusion of  the  meeting,  two motions  were  moved,  calling upon the  Clarence Valley 

Council to take two specific actions:

1) Withdraw the R3 rezoning plans for Iluka.

2) Engage effectively with the Iluka community to develop plans for affordable housing.

Both motions received unanimous support from attendees, again reflecting the unified stance within 

the community.

To gain further insight,  an anonymous survey form was made available for residents to complete.  

The survey asked a  series  of  questions about  the Draft  Housing Strategy and also encouraged 

respondents to provide their ideas for housing solutions specific to Iluka. 

Key Findings of Survey:

The overwhelming sentiment among residents, as indicated by respondents to the survey, is staunch 

opposition to  the  proposed rezoning.  Of  the  193 survey forms returned,  97.4% of  respondents 

opposed the draft strategy and rezoning, with only 0.52% expressing support for it. 

***Note-  Qualify results shown as less than 100% **193 Survey forms were received back.   On the question of Supporting the Draft Housing  

Strategy, 4 people did not answer this question resulting in Percentage less that 100.  In the question of 12 high Buildings of 193 surveys received 2  

people did not answer that question resulting in percentage less than 100

Additionally, 97.4% of respondents rejected the building height of 12-metres anywhere in Iluka, 

highlighting a strong consensus against the proposed strategy.

Concerns voiced by community members primarily centred on:

a) A strong desire to preserve Iluka's unique local character.

b) Significant risk to the town's environment, wildlife and adjoining World Heritage rainforest.

c) Insufficient infrastructure and services.

d) Lack of affordability.

e) Likelihood of increased rates, rents and housing prices.
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**Note, Respondents could provide in writing 3 concerns they had about the Draft Housing Strategy.   Where respondents listed more than 3, only the  

first 3 were used.  Where respondents did not provide a written concern, no concern was listed.    Where no figures are shown, these concerns were  

written but show as less than 2 percent of total responses. 

Recommendations:

Based on the overwhelming opposition expressed by the community, as well as the unanimous 

support  for  motions  calling  for  withdrawal  of  the  rezoning  plans  and  meaningful  community 

engagement, the community request that the Clarence Valley Council action the following:

 Respect the community's wishes and action an amendment to the draft strategy, withdrawing 

the R3 rezoning plans for Iluka.

 Initiate a comprehensive and transparent engagement process with the Iluka community to 

develop a community driven solution to housing diversity that meets the needs of current 

and future residents of Iluka.

 Prioritise preserving Iluka’s unique character and environment because that sentiment aligns 

strongly with community values and aspirations.
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COMMENTS ON STRATEGY 

The Draft Housing Strategy and Affordable Housing Policy lacked clarity. The Policy clearly states: 

“In 2023, Council prepared the Clarence Valley Local Housing Strategy, which

highlights the urgent need for more diverse and affordable housing options to meet the

needs of residents. Based on an analysis of demographic indicators, and housing supply

and demand, there is a mismatch between the housing that is needed in Clarence Valley

and what is being delivered by the market. There is a growing need for more diverse and

affordable housing to better meet current and future needs, including smaller homes and

housing for students, older people, and key workers”. 

This left many readers with the reasonable belief that the primary goal was to deliver affordable 

housing. The strategy did not clearly specify the proportion of homes that would be delivered to  

meet the definition of “Affordable” nor did it specify the proportion of homes that would be for

“Students, older people and key workers”.

The  documents  consistent  inclusion  of  language  relating  to  affordable  housing,  coupled  with 

acknowledgement  that  Iluka  has  a  high  proportion  of  residents  reliant  on  government  support 

payments  as  their  primary income source,  led residents  to  believe that  affordable  housing was 

planned  for  Iluka.  The  strategy  for  Iluka  has  rezoning  of  its  most  expensive  streets  to  allow 

developers to construct townhouses. These will have to be luxury townhouses sold at a premium 

price for developers to recoup and capitalise on investment outlay.  There is  nothing leading to 

affordability in the strategy for Iluka and this sentiment was reinforced in the community surveys 

repeatedly stating that "It's not affordable housing."

The draft strategy states that the Census data from 2011 to 2021 has been used to guide decisions 

and will be taken as the ‘status quo’. The methodology assumes all future trends will continue.  It is 

important to remember that this period of time includes the exodus of people from cities to regional 

destinations during the COVID pandemic. Based on the Bureau of Statistic’s Census data, Iluka 

experienced an increase in population over the stated 10 year period of  62 people or  a  3.64% 

increase over the same time.  If the methodology of the strategy is applied, Iluka should expect 

another 133 people in the next 20 years.

Feedback from the community indicates that Iluka is already well supplied to accommodate this 

expected growth with the 141 lot new urban release land at the Birrigan estate upon which currently  

sits five homes.   Additionally the community highlighted that Iluka already has an underutilised R3 

zone located in the main street which could be used for infill development if required.

Iluka appears  to  be  adequately  equipped to  manage its  anticipated population growth,  with  no 

imminent shortage of housing expected. The draft strategy's failure to accurately apply its own 

methodology  to  predict  Iluka's  future  population,  and  in  the  absence  of  any  other  rationale, 

suggests an overestimation of housing demand in the area.

MAJOR CONCERNS EXPRESSED IN COMMUNITY SURVEY

1. Inconsistent with local character/amenity of the area

The  survey  results  underscore  a  significant  concern  regarding  the  proposed  12  metre  high 

townhouses, specifically pertaining to the ultimate loss of amenity and its impact on the distinctive 
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local character of Iluka. Residents overwhelmingly do not perceive Iluka as a luxury destination and 

do not believe it caters to tourists or residents seeking such an experience.  Iluka is cherished by 

both  residents  and  tourists  for  its  laid-back,  unpretentious,  friendly  and  peaceful  lifestyle. 

Accommodation is already diverse, low set and blends in with the coastal town ambience.  

The phrase "Iluka naturally'" is more than a mere catchphrase; it embodies how the community 

perceives its local character and deeply identifies with it. The proposal to introduce 12 metre luxury 

townhouses starkly contradicts the established aesthetic and ambience of the Iluka landscape, a 

sentiment echoed by 97.4% of survey respondents.

It is imperative to consider these sentiments when evaluating any proposed developments within the 

Iluka community.  Preserving the unique essence of  Iluka,  which resonates  so strongly with its 

residents, should remain a paramount consideration in any planning decisions moving forward.

2. Lack of Infrastructure and Services

Another primary concern voiced by residents in the survey relates to the inadequate infrastructure 

and services available in Iluka. Public transport options are limited and the area lacks sufficient job 

opportunities,  essential  services,  and  robust  infrastructure.  With  minimal  shops,  parking  and 

facilities, Iluka faces challenges in meeting the needs of its current population during holiday time,  

let alone accommodating any significant increase.

Should Council’s strategy go ahead, Council  could be facing significant expense for upgrading 

water services with costs no doubt passed on to ratepayers, many of whom are low income and 

dependent on government benefits.

Situated at the end of a single access road that traverses 14km through National Park, Iluka is 

susceptible to natural disasters such as bushfires and floods. In the event of road closures, residents 

have limited alternative exit routes, with the river posing additional hazards during flood events.

In light of these circumstances, it becomes evident that the proposed strategy fails to account for the 

potential amplification of current challenges resulting from a projected significant population surge. 

Such oversight risks jeopardising the safety and welfare of the community.

3. Impact on Environment

The community has voiced profound concern regarding the potential ramifications of the proposed 

strategy on its distinctive natural environment, particularly its exceptional World Heritage-listed 

Rainforest. This area holds international significance due to its ecological heritage and biodiversity, 

being the last remaining forest of its kind in NSW and one of only a few remaining in the Southern 

Hemisphere.

Historically,  Iluka’s  community-led  organisations  have  played  a  pivotal  role  in  preserving  and 

safeguarding its heritage status. Consequently, the forest is deeply ingrained as an integral part of 

the community's identity and supports a thriving low impact nature based tourism sector.  

“Iluka is a jewel on the Northern Rivers Coast. It is wild, untouched, is rich in wildlife and is deserving of  

being a Destination Town - unique in its gifts, unique in characteristics, complete with wildlife, unspoiled  
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environment. ILUKA NATURALLY - it says it on the sign when you drive in.” ( response from a community 

survey)  anon.

The strategic plan proposes rezoning to R3 in areas situated less than 100 metres from the forest  

edge, which serves as habitat for a variety of threatened or endangered bird and mammal species. 

The advancement of development in this area exacerbates conflicts with wildlife, posing additional  

risks to animal safety. Development will further contribute to the destruction of vital connecting 

habitats and wildlife corridors.

The community urges conservation measures, emphasising the critical need for effective land-use 

planning,  habitat  restoration,  and  community  engagement.  It  is  imperative  to  safeguard  world 

heritage forests for future generations, ensuring the preservation of biodiversity, ecosystem services, 

and natural heritage. 

SUMMARY OF AFFORDABLE HOUSING RESPONSES TO SURVEY

The “Focus Group” has analysed the handwritten responses to the question, “Can you suggest ideas 

for making housing more affordable in Iluka?” The comments are taken directly from the people 

responding to the question and offer direct insights from residents providing valuable perspectives 

for the Council’s consideration.

The residents' comments cover a range of ideas and concerns, reflecting the diversity of viewpoints 

within the community. These include practical suggestions, creative solutions, and considerations 

for policy adjustments.

Comments about land availability and R3 zoning.

 "Iluka/Woombah  already  has  enough  housing  opportunities  for  affordable  housing, 

including 130 blocks in Birrigan, 33 blocks in Anchorage,  and 117 blocks at  Woombah 

Woods."

 "There’s plenty of R3 zoning already (117 blocks), but long-term AirBnB rentals should be 

banned."

 "There's been no mention of Woombah; there's lots of room for expansion there, with large 

blocks that could be subdivided."

 "Make use of  current  holiday rentals  with incentives for  low-cost  permanent rentals  for 

families, and utilize Birrigan's vacant land."

 "Encourage affordable housing in areas like Gulmurrad and Townsend, where land sizes are 

large, and consider community living projects such as Anchorage for over 55s." 

These are very persuasive points when one realises that Iluka/Woombah has approximately 3% of 

the Clarence Valley population and has 253 building blocks available and 117 underutilised blocks 

already zoned R3.

Comments for more creative ideas

 “Look for more creative ways of community living, look where other communities have 

created  medium  density  housing  where  occupants  share  infrastructure,  eg.  Villages  for 

similar needs”
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 “Reduce council red and green tape, no stamp duty for first home buyers, reduce stamp duty 

this  proposal  by council  should be  eliminated because it  places  too many unreasonable 

conditions on existing property owners with nothing in return for the community”

 “We do not need cookie cutter thinking at any level, we need some serious re thinking and re 

designing of the many policies that contribute to affordable housing. New thinking outside 

the box of the "Money GOD" mentality that truly services community.”

 “doesn’t look at any viable more practical alternatives such as granny flats, duplexes and 

subdivisions, plus inviting owners to utilise their land (Blocks that are not selling) to be used 

for gov funded affordable community housing, relax rules around granny flats, subletting, 

subdivision so larger blocks can accommodate more than one household.”

 “90 day cap on all short term rentals, cheaper rates for landlords willing to permanently  

rent”

 “rate reductions for landlords providing affordable housing”

 “make it easier for caravan parks to develop affordable housing, change current holiday 

semi perm/permanent ratios currently enforced on parks to allow greater number of 

permanent residents, Birrigan estate - stages not yet released for sale to be rezoned.” 

In summary,  residents  are calling for  creative solutions to housing affordability,  advocating for 

reduced bureaucratic barriers and innovative community living arrangements. They emphasise the 

need for policies that prioritise community welfare over profit and suggest practical measures such 

as caps on short-term rentals and incentives for permanent housing.

Comments on Granny Flats

 “allow small additional buildings e.g granny flats and cabins, remove ridiculous regulations 

making it almost impossible to add granny flats, I am not sure if duplexes are allowed on 

Birrigan blocks”

 “relax requirements and fees for granny flats and tiny houses”

 “utilise existing zones which allow for smaller more appropriate increased density options, 

 “encourage  granny  flat  development  easing  up  constraints.  In  areas  where  there  is 

corresponding community infrastructure. Consider small block size to allow subdivision on 

existing blocks.”

 “cabins, granny flats and tiny homes offer affordable housing solutions for young couples, 

single persons, and elderly.  The definition of granny flat has changed and any structure 

erected with internal walls becomes a secondary dwelling which requires all  features of 

BASIx for  a  primary  dwelling.  The  CVC makes  this  option  extremely  costly  and time 

consuming for any land owner considering this. We have spend 2 years jumping through 

incredibly ludicrous rules to pass the cabin, rules which do not apply in other adjoining 

jurisdictions. Once a dwelling has been erected and completed final inspection the CVC 

doubles rates”

9
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 “follow Western Australia lead and relax rules around building granny flats.”

 “allow building of granny flats without fees and all the hoop jumping.”

Granny flats have many advantages, their rent can supplement the income of low income earners, 

and they can accommodate family members and others who would otherwise be homeless. In an 

ageing community like Iluka granny flats can be critical to ageing in place which considered to be 

the gold standard in aged care.

If Council is serious about affordable housing it will require a whole of Council response involving 

Councillors, the compliance officers and planning staff of Council.

Comments about Short Term Rental Accommodation

 “limit short term rentals to release housing for long term tenants, could potentially provide 

availability for all price brackets, review existing developments for potential for 

amendments to include low cost housing”

 “Limit holiday rental example 90 day limit per year”

 “a ceiling on Air BNB so people can rent long term at a reasonable rate”

Survey results indicated there is some support for Council restricting short term rentals and thereby 

expanding the longer term rental market. 

Conclusions

Overall,  the  responses  emphasise  the  importance  of  considering  a  range  of  options,  including 

creative community living arrangements, regulatory changes to facilitate granny flat construction, 

and addressing short-term rental platforms to increase the availability of long-term rental properties.  

There's also recognition of the need for a comprehensive approach involving various stakeholders 

within the Council to effectively tackle the issue of affordable housing in Iluka.
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Submission details 

Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

Summary of detailed submission attached.

I do not support the proposal for affordable housing in Yamba 

CBD and on Yamba Hill for the following reasons:

- I doubt that it would be affordable given the high cost of land and 

property and demolition costs.

- Yamba Hill is an unstable combined nature and man-made sand 

hill which is not suitable for heavier structures

- coastal erosion

- loss of character and heritage

- lack of parking, traffic congestion in CBD and on Yamba Hill

- infrastructure overload

- insufficient medical services

Please 

upload 

any 

additional 

supportin

g 

document

s 

CVC Submission Draft Local Housing Strategy etc December 

2023 Deirdre Lawrie.docx

CVC Pro Forma Draft Housing Policy 21 Dec 2023.pdf

COASTAL EROSION - NSW suburbs identified at risk of coastal 

erosion now and in 30 years.docx

CVC SUBMISSION Dec 2023 - One in three GPs to retire in next 

five years.docx
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Assumption

I assume that all staff involved in this proposal and all Councillors who will be 

making a decision on it have actually visited Yamba and looked at all the past, 

current and proposed future development. If not, please do so before making 

decisions which affect our community. You can read development proposals 

and submissions and look at maps, plans, photos and videos but in my view 

there is no substitute for looking at something in person with 360-degree vision.

MY OBJECTIONS TO THE DRAFT LOCAL HOUSING STRATEGY 

AND AFFORDABLE HOUSING POLICY INCLUDE:

Yamba Hill

Affordability

I do not see how affordable housing could be built on Yamba Hill.

Current land values on the designated area of Yamba Hill range from $1 million 

to $1.5 million.

There is the additional cost of purchasing and demolishing buildings.

A house on nearby Ocean Street sold recently for $5 million.

Yamba is one of the highest priced areas in the Clarence Valley LGA.

Roads and parking

The streets are about 8 metres wide. During holiday periods visitors’ vehicles 

are parked on both sides, reducing traffic to one lane. Increasing population 

density would exacerbate parking and traffic problems.

Instability, landslips

Yamba Hill is an unstable combined nature and man-made sand hill which has 

suffered several landslips over the years and was originally stabilised for only 

lighter single-storey development.

In recent years, extensive stabilisation work has been undertaken at Main 

Beach, Yamba.

The Chairman of the Coastal Council of NSW, Professor Bruce Thom,:

- has warned that any further major density development on Yamba Hill 

would be a great disaster.

- has pointed out that over the years, many coastal holiday shacks or 

houses had been demolished on Yamba’s surfside coastline and other 

sand-based hills and had been dangerously replaced by buildings too 

large for the local landscape and the future security of local inhabitants.

Professor Thom is an eminent geoscientist and educator, who has written widely 

in the areas of physical geography, coastal management, coastal policy, coastal 
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geology and geomorphology, and has held very senior positions in academia 

and in coastal and environment organisations. (see Wikipaedia for details).

Coastal erosion - Reference Daily Telegraph online 14 November 2023 5am article by 

Fiona Killman

Yamba has been identified as the fifth worst NSW suburb affected by coastal 

erosion both now and in the next 30 years in a GroundsureClimateIndexTM 

report available through InfoTrack.

NSW Homebuyers are now able to access a new tool which analyses coastal 

erosion, flooding and bushfire data. 

Yamba CBD

Affordability

Purchase and demolition costs would be very high.

Yamba is one of the highest priced areas in the Clarence Valley LGA.

Parking

It is already quite difficult to find a parking spot within Yamba CBD.

During holiday periods it is almost impossible.

I do not think that Yamba Bowling Club would be happy accommodating the 

additional parking that would be required for the increased population density. 

Underground parking is not viable due to possible flooding.

The draft policy proposes shops on ground level but not parking.

I do not think that car sharing is realistic.

Shops

Does Yamba need more shops, cafes and restaurants? I don’t think so. Yamba 

already has a lot of shops for its population size. Many of the shops are mainly 

for tourists, visitors and the well-heeled residents of Yamba. Yet more shops 

would increase competition making existing businesses less viable. 

Loss of character and heritage

People visit Yamba because it is a lovely, charming, small coastal town with a 

centre which has not yet been completely destroyed by development. They come 

here because it is not like Coffs Harbour, Port Macquarie or the Gold or 

Sunshine Coasts. We need to maintain its Yambience by preserving what is left 

of Yamba’s essential character and restore the remaining old buildings, not 

knock them down and replace them with modern multi-storey buildings. 

Grafton has some charming, restored old buildings with a beautiful, peaceful 

atmosphere. Likewise, other parts of the valley such as Ulmarra.
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Extensive past, current and proposed future developments in Yamba 

overloading infrastructure

In 1985 Yamba was a tiny place with very few shops. When we built our house 

in 1994 we were on the outskirts of Yamba and ours was only the fifth house to 

be built in our street. Since then, there has been a massive amount of 

development in Yamba which has overloaded and will continue to overload the 

existing infrastructure –

Completed Developments

Beachside

The Links Estate

The Dunes Estate

Boat Harbour Estate 

O’Gradys Lane stage 2

Harold Tory Drive area

Yamba Quays

Lady Nelson Estate,

Newport

Palm Lake Resort additional housing

Grevillea Waters additional housing

Parklands Estate, Carr’s Drive

Clifton Lifestyle Village

Allan’s Close, Carr’s Drive

Caroona Aged Care Facility – independent living units and apartments

Parkside Lifestyle and Retirement Village, Park Avenue – 136 dwellings - DA 

approved October 2022

Habitat, Yamba Road – 17 luxury apartments - DA approved 2023 – work 

commenced

181 Carr’s Drive, Yamba - 6 residential lots – DA approved 24 October 2023

Yamba Shores Tavern – 5 luxury townhouses, approved (according to The 

Yamba Times December 2023)

Mulgi Street, Yamba – 14 townhouses – DA submitted

Various townhouses etc. replacing existing dwellings which have been 

demolished

Proposed developments

52-54 Miles Street – DA20230001 - submissions close 18 December 2023

Clifton Lifestyle Village Stage 2, 120 Carr’s Drive Carr’s Drive, WYURA.
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Dougherty development proposal for MHE, commercial development and 

medical centre on the south side of Yamba Road near Oyster Channel Bridge

Population growth and targets

I have been informed that, in 2002:

-  Council conducted a survey on the desired population growth of Yamba

- Yamba’s then population of 5,500 residents voted for the population being 

capped at 8,000 due to the lack of land and services.

- Council instead set a target population of 17,000.

I have also been informed that three significant problems were identified in 

relation to the survey:

- the available options to choose from were weighted to a particular 

response

- the survey was anonymous

- the survey was available for collection at the post office (not delivered to 

houses) and people were able to collect multiple copies

If any of the above are true the survey should be regarded as invalid.

As this survey was conducted more than 20 years ago and many residents did 

not live here then and most of those who did would not have kept a record of 

the survey, I request that Council publicise details of the survey including:

- the actual questions

- how the survey was delivered and distributed

- whether it was anonymous

- whether it was possible to obtain and submit multiple copies

- how many people voted for each category

- what Council’s decision was and its reasoning for arriving at that 

decision

Flood prone area

Yamba is located at the mouth of the largest coastal river in NSW and is a 

coastal, flood prone area vulnerable to rising sea levels, coastal erosion and 

tsunamis.

I have witnessed several floods in Yamba in the last 20 years, the 

February/March 2022 flood being the worst in terms of severity, duration, lack 

of basic and essential supplies to the town’s burgeoning population, and lack of 

SES support.
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Lower Clarence Flood Model 2022

Please note the Lower Clarence Flood Model 2022.

At its 24 October 2023 meeting Clarence Valley Council resolved to undertake 

community consultation regarding the Flood Model from 3 November 2023 

until 29 January 2024. This consultation is underway.

In an article in the Clarence Valley Independent 29 November 2023 page 3, 

Craigh McNeil outlined several problems with the Flood Model Update 

including:

- Lake Wooloweyah has not been properly modelled

- absence of post-flood data collection

- none of the model’s elevation levels have been verified against any residential 

infrastructure

Fire prone area

Yamba is very close to Yuraygir National Park with a concomitant bush fire 

risk.

I have had to be ready to evacuate twice during the 20 years I have lived here 

due to bush fires. The September 2019 bush fire which encroached on Yamba 

came within a couple of kilometres of our house. Luckily, for us the ferocious 

wind was blowing towards the coast that day and we did not have to evacuate 

although we were on a be ready to evacuate order.

People in other parts of Yamba may think that they are safe from bush fire – 

they are not.

Tsunami

There have been several tsunami warnings during the 20 years I have lived in 

Yamba. There is very little higher ground to relocate to. People would need to 

evacuate Yamba resulting in congested roads.

Building on flood plains and swamp land

I am fully aware that there is a housing shortage. However, building on flood 

and swamp land is not a viable solution to this problem.

Impact of fill on flood prone land

In Yamba, the land being developed is being built up much higher than existing 

residential areas resulting in:

- people’s houses being flooded

- insurance premiums escalating e.g. premiums increasing by 43%, 64%

- people whose insurance company has declined to insure them even though 

their house was not flooded and was quite a long way off being flooded

Version: 1, Version Date: 21/12/2023

Document Set ID: 2570518



7

- people who have only been able to get insurance by hunting around but flood 

cover would cost an additional $10,000 per year which they can’t afford

We are talking about people on low incomes here, some of whom live alone and 

have no-one to share the cost with.

Seniors have to cope with the aftermath of flooding to their property, some of 

them on their own as they have no partner or other family support,

Impact on access to services

Even if people’s homes are not actually flooded, they are unable to access 

shops, medical and health facilities etc. because their homes are cut off by flood 

water across local roads.

In February/March 2022 Yamba was cut off for 7 days. The major supermarket 

and other food shops had empty shelves. The Pacific Highway was cut to the 

north and the south. Many people cannot afford to stock up on food in advance 

and even if they can there is the extra electricity cost of freezing and 

refrigeration and the possibility of spoilage if the power is cut off, appliance 

failure, bush fire or flood damage.

Aged demographic

Yamba has a very high proportion of aged people – the average age is around 

57. 2021 Yamba (NSW), Census All persons QuickStats | Australian Bureau of Statistics (abs.gov.au)

Most of the developments are for retirees.

Insufficient medical services for current population

Yamba now has only 4 GP practices with a total of 5 full-time GPs servicing a 

population of almost 8,000.

One of those GP practices is closing from 22 December 2023 to 8 January 2024 

inclusive.

The usual waiting time for a GP appointment is 2 to 3 weeks.

I know of one person who had to wait 6 weeks.

Most, if not all, of the 4 remaining GP practices in Yamba are currently not 

taking new patients.

I know of one person who had to travel to Ballina (1 hour drive, no public 

transport) to get a GP appointment and another who had to travel to Grafton.

It is a similar story with dental appointments. A further influx of Seniors will 

put even more pressure on medical (including hospital) and dental services.

The prospect of gaining more GPs is slim. A recent survey found that 29% of 

practising GPs intend to retire within the next five years. The number of 

incoming GPs is low and the hours they intend to work lower too. Ref. The 

Medical Republic http://www.medicalrepublic.com.au>one-in-three-gps...
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Aged population and medical emergencies

An aged population means a higher incidence of stroke, heart attack, bowel 

obstruction and other medical emergencies. It is likely that people suffering 

such emergencies during a flood or bush fire would not be able to obtain timely 

medical assistance resulting in severe incapacitation or death. I do not believe 

that helicopter evacuation resources would be sufficient to meet the need during 

such events.

Evacuation assumptions DA20230001 52-54 Miles St – West Yamba Flood 

Evacuation Plan 3.5.2 Assessment Assumptions

“There will be sufficient doorknockers to generate an evacuation stream of 

600 vehicles per hour.”

I seriously question this assumption. Elsewhere in the plan it states that there 

will be 50 teams of doorknockers. Where are all these doorknockers going to 

come from? I doubt that the local SES has the resources to do this.

“It will take evacuees one hour to accept the warning.”

“It will take evacuees one hour to respond and prepare to evacuate.”

Given that Yamba has an aged population with concomitant age-related health 

issues, both physical and mental (e.g. dementia) I seriously question the above 

two assumptions. Try getting a person with pronounced dementia to do what 

you want or someone in pain, post-operative, chronic or acute. Plus there is the 

propensity for people to feel overwhelmed in such situations resulting in an 

incapacity to either fight or flee – they become immobilized instead.

Evacuation plans for two other developments seem to me to be unsatisfactory.

- Grevillea Waters does not have a dedicated on-site manager every night.

- The 136 dwelling Parkside Manufactured Housing Estate (MHE) aims to 

accommodate all its residents and their pets in a 500 square metre community 

building; that’s 3.67 square metres per household (not person). Residents are 

required to take dry food, pet food and medication to the community building. 

The MHE will apparently also invite residents adjacent to the complex to stay in 

the community building. Mention was made during the Northern Regional 

Planning Panel Meeting that the community building would house 500 people 

for 7 days.

Yamba Bowling Club is the designated evacuation centre for Yamba. If roads 

within Yamba are cut by storm or floodwater people would not be able to get 

there. Even if they could it would not be big enough for 8,000 people and how 

would it cope with having to feed so many people. Similarly for the new 

Treelands Drive Community Precinct when completed.
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Supermarket – Coles, Yamba

Yamba has only one large supermarket. As it does not have a storage area, only 

a loading dock, it is reliant on daily deliveries. When any of the roads leading 

into Yamba are cut by flood or storm water, deliveries cannot be made and the 

supermarket runs out of food. This would be exacerbated by any further 

increase in the population.

Impact on roads

Yamba Road is already quite congested, and even more so in holiday periods. 

Continued development and the consequent increase in population will 

exacerbate traffic congestion.

At its 24 October 2023 meeting Council considered a Preliminary 

Environmental Investigation into the potential for a new Yamba Urban Bypass 

(first proposed in the 1950s or 1960s). The investigation scoped potential 

environmental impacts and provides advice on the future planning for the 

proposed bypass corridor. The study showed there are significant environmental 

and First Nations heritage values.

Council and Transport for NSW have commenced discussions about the 

preparation of a Network Plan to investigate Yamba’s transport planning 

challenges and to identify solutions. 

When the Survey has been conducted Council will decide whether to proceed 

with a Yamba bypass corridor which would provide another route into Yamba 

from Oyster Channel Bridge at the entrance to Yamba.

I question whether a Yamba Bypass corridor will ever be built as it would be 

very costly. Even if it does eventuate I foresee traffic bottlenecks at the 

intersection of the bypass corridor and Yamba Road, especially at busy periods 

and in the event of an evacuation.

There is only one road into Yamba from the Pacific Highway. Building another 

road is not feasible given that the land between the Pacific Highway and Yamba 

is flood prone.

In addition

I attach a signed pro forma letter which covers some points that I have not 

addressed in the above comments. 
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NSW suburbs identified at risk of coastal 

erosion now and in 30 years

Some of NSW’s most prestigious locations have been identified at risk of 
coastal erosion in a new report, some under immediate threat and others 
under a cloud over the next 30 years.

Fiona Killman

@FionaKillman
2 min read
November 14, 2023 - 5:00AM

NSW suburbs under threat from coastal erosion now and in the next 30 years have been 
revealed. Picture: Darren Leigh-Roberts

More From Real Estate
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Brisbane’s biggest balcony penthouse sells for $4m

Revealed: Well-known Brisbane real estate CEO spreads festive cheer
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Trump adviser’s mad act for a view

NSW suburbs impacted by coastal erosion now and in the future have been 

revealed – and homebuyers warned – with some of Sydney’s most prestigious 

locations at risk.

A new report has listed current coastal erosion hot spots along with 20 
locations expected to be impacted over the next 30 years, spanning from 
Sydney Harbour and Northern Beaches to the Central Coast, Hunter and 
Northern Rivers.

Some of the state’s most expensive real estate is under threat in suburbs 
such as Vaucluse in Sydney’s Eastern Suburbs as well as Byron Bay.
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Byron Bay’s erosion after wild weather and hazardous swells lash in 2020. 
Picture: Regi Varghese/Getty Images
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Vaucluse is under threat over the next three decades.

MORE

Homeowner makes $1.25m in 3 years not lifting a finger

Unit sells $750k above reserve

It comes as NSW homebuyers become the first in Australia able to access 
a new tool which analyses coastal erosion, flooding, and bushfire data. The 
tool ranks suburbs most at risk both today and in 30 years’ time.

Port Stephens, Cronulla, Palm Beach and Yamba are included in the top 
locations impacted by coastal erosion now and in the future, according to 
Groundsure ClimateIndexTM reports which are available through InfoTrack.

The locations not under direct threat, however deemed most at-risk over 
the next three decades include Wamberal, Old Bar, Batemans Bay, 
Sandringham, North Arm Cove, Corlette, North Shore and Booker Bay.
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InfoTrack has revealed coastal erosion hotspots across NSW now and in 
the next 30 years

The Central Coast beachfront suburb of Wamberal hit national headlines in 
2020 when severe weather events saw home partly crumble into the 
ocean.

A Groundsure report for a beachside address Wamberal states that “multi-
million dollar beachfront homes sit on a cliff which is eroding at a rate of 
over 1 metre per year”.

“Sea level rise, increased storms and the effects from powerful future El 
Nino/La Nina events could all accelerate the demise of some seriously 
expensive investments,” the report says.
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Groundsure chief executive officer Dan Montagnani said while he didn’t 
predict the findings would impact property value in sought-after coastal 
locations, it was important homeowners and prospective buyers were 
aware of risks.

Homes partially collapsed into the ocean in the Central Coast suburb of 
Wamberal in 2020. Picture: Troy Snook
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Image along the coastline of North Cronulla in October 2022. Picture: 
Ashleigh Tullis

MORE

AFL superstar’s ‘intimate’ home for sale

Prized ‘swimming pool home’ sets new price record

“Climate change is already considered a Tier 1 risk by lenders on the 
impact to investment and value, and homeowners in some affected 
locations are already living with the consequences through higher 
insurance premiums,” Mr Montagnani said.

InfoTrack Global head of property John Ahern said the Groundsure reports 
were unique in that they provided property-specific assessments for 
individual residences, instead of broad regional ratings.

“They are specifically designed for property lawyers and conveyancers to 
do their due diligence and better inform buyers,” Mr Ahern said.
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“Until now, climate change has not been front of mind, but a new 
generation of homebuyers is demanding insight on risks, to consider the 
potential long-term impact for their families and financial security.

“Homebuyers have a right to know what could lie ahead as they make the 
most expensive financial decision of their lives.”

Originally published as NSW suburbs identified at risk of coastal erosion 
now and in 30 years

•

•

•
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One in three GPs to retire in next 
five years
POLITICAL RACGP

ByHOLLY PAYNE

With the  workforce  s tumbl ing c loser  to  a  c l i f f ’ s  edge,  the  number  of  GPs  who would  not  recommend the  
profess ion now outweighs  the  number  who would.

High workloads, low remuneration and increasing administrative requirements paint a picture of a frustrated, burnt-out workforce in this 
year’s Health of the Nation report.
The annual report, which is compiled by the RACGP, was released today and makes for what college president Dr Nicole Higgins called 
“very sober reading”.
Headline findings included that 29% of practising GPs intend to retire within the next five years – a figure that typically hovered 
between 14% and 18% prior to 2022.
A full 64% of working GPs said they were considering either retiring or reducing the amount of time spent practicing, including the 
majority of early- and mid-career fellows.
The top three reasons for withdrawing from practice were the regulatory and compliance burden, burnout and financial concerns.  
“A lot of my colleagues and I are now seriously considering a change of career because it is no longer possible to provide good quality 
care at low cost to patients and literally pay bills/buy groceries, despite working 50–60 hours per week,” said one GP.
A GP’s job should be caring for patients, Dr Higgins told The Medical Republic, not filling in forms.
One group that bucked the trend in terms of general negativity were salaried GPs, who were far more likely to report job satisfaction 
than their peers working fee-for-service (81% vs 66%).
Dr Higgins was fairly certain as to why this was.
“[Salaried] GPs work in services such as Aboriginal medical services and community health services, which are supported by a 
[multidisciplinary care] team that is funded,” she said.
“That’s what contributes to increased job satisfaction.”
The short-term solution to bring funded wraparound care into wider general practice, Dr Higgins said, would involve increasing the 
Workforce Incentive Payment.
She also hinted that funding to embed pharmacists in primary care would potentially be provided for in the next Community Pharmacy 
Agreement.
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For the first time since the survey was launched, the respondents who said they would not recommend being a GP outnumbered those 
who said they would.
Just two years ago, around two thirds of GPs said they would recommend the profession and 24% said they would not. These measures 
now sit at 38% and 39%, respectively.
The workforce hole left by GPs flowing out of the profession appears unlikely to be plugged by the stream of GP registrars coming in; not 
only is the number of incoming doctors low, but the hours they intend to work are lower too.
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More than half of the GP registrars surveyed for Health of the Nation said they only intended to work part-time, and just one in six said 
they intended to own their own practice in the short term.
Taken together, William Buck director of business advisory Paul Copeland told TMR, these trends spoke to the need for good succession 
planning.
“A lot of doctors don’t like having this discussion because they all feel as though as soon as they start talking to people about retirement, 
everyone’s going to get worried,” Mr Copeland said.
“But on the flip side, if you’re a doctor and you’re 75, coming into work each day and owning the practice, somebody needs to be saying, 
‘well, this doctor is going to stop working at some point, what is the plan?’”
As it stands, there is nothing to suggest that there will be a flood of young doctors wanting to buy up GP practices any time soon.
“The rules and regulations and the stress of running a practice makes it very unattractive,” he said.
“[As for] the financial viability of GP practices – you’re not financially viable unless you’ve got at least three or four doctors working with 
you.”
The cost to establish a practice was also “ridiculously high”, he said, and while there were resources to help people take on ownership of 
a practice, they still needed to take on a very high financial risk.
“Ultimately, you need someone that’s willing to commit to that stress,” said Mr Copeland.
“And because of all that, you don’t see them taking it up.”
He linked this to the rise in large corporate chains of 50 to 60 practices.
“It’s a corporatisation of the GP space,” the accountant said.
“Is that where is that where the industry wants to go? If not, then doctors have to take ownership themselves.”

IN THIS STORY:political RACGP workforce
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Comments 

I believe the Draft Local Housing Strategy in regards to Iluka 

does not fulfil the requirements it sets out to or the 

requirements under the Local Housing Strategy Guidelines - 

Please see my attachment for my full submission.

Please upload 

any additional 

supporting 

documents 

Objection to Drat housing Strategy.docx
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I do not believe the planned proposal of the Draft Local Housing Strategy for Iluka is either 

appropriate or meets the guidelines given in the Local Housing Strategy Guidelines, in fact I don’t 

believe it even meets the requirements set out in the Draft Strategy. 

The first step of developing a Local Housing Strategy according to page 2 of the Local Housing 

Strategy Guidelines that a council should consider is specific housing gaps. According to the 2021 

census Iluka had a population of 1,764 up only 46 people from the 2016 census, considering the new 

Birrigan Iluka Beach development has well over this number of plots currently for sale (and by all 

accounts they are not selling fast) one would question where this apparent housing gap comes 

from? Unfortunately, I cannot from the data you have provided in the Draft Strategy assess the 

requirements for additional housing in Iluka by 2041 as you have grouped it with Ashby, Woombah 

and ‘district’, which doesn’t really assist with understanding the needs of Iluka. 

There are four components to consider when establishing the evidence-base: 

� Demographic indicators of social and economic factors 

� Housing demand trends and diversity 

� Housing supply trends and diversity

 � Land use opportunities and constraints.

Lets look at the demographic factors that the council should be considering. 

� Population change: the historic and current populations and the projected population change, and 

the drivers of population change. 

� Population age: the population by age grouping and the projected change over time. – Currently 

the median age of Iluka is 62 years old which is steady from 2016 but up from the 2011 census by 5 

years suggesting Ilukas population as all of Australias but its is still 23 years above the average age in 

NSW. 

� Dwelling requirements: the projected dwelling requirement.  – currently the average dwelling is 

less than 2 people per a household, however as its already been mentioned in my submission its an 

aging population, we can expect a proportion of the population to be leaving their houses to either 

move into a nursing home or due to death at higher rate than the rest of NSW. 

Council has not shown any evidence of demand for additional housing in Iluka, and as previously 

stated the Birrigan estate is not selling as fast as projected? Page 7 of the Local Housing Strategy 

Guidelines advises councils need to establish demand both from underlying demand (the theoretical 

need) and the effective demand (the size, type and location people want to rent). I would be really 

interested in the studies that council undertook to decide this was a need for Iluka. 

In fact, I note in the draft strategy on page 6 it notes that market demand is for large single 

dwellings. 

I also note that though Councillor Karen Thoms said that “council cannot take into consideration the 

fact that Iluka doesn’t have a doctor” the draft strategy on page 13 that the draft strategy “live in an 

area of their choice, connected to local services, facilities, jobs and social networks”, local services 

include doctors, especially in an area where there is an aging population a doctor is a necessity. And 
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while council cannot force a GP to open a clinic in Iluka, I believe it is irresponsible and dangerous of 

council to try to create a larger population where there is limited health care. 

On page 9 of the Local Housing Strategy Guidelines it states That councils should consider 

opportunities and that opportunities may include:

 � Existing residential development – type, age, dwelling density, condition, ownership pattern, 

urban design, scale, form and amenity

 � Transport infrastructure – road, rail, light rail, bus, ferry, cycleways 

� Urban form and liveability – scale, form, character, open space, connectivity, walkability 

� Employment centres – retail centres, business and industrial centres 

� Social infrastructure – schools, parks, health services.

I would like to note that councillor Karen Thoms asked me if I had bothered to read the draft 

strategy or Local Housing Strategy Guidelines. Considering that the councillor believed that council 

shouldn’t be taking into consideration the lack of health services in Iluka, I wonder, has the 

councillor read what she is suppose to be voting on or the Guidelines surrounding it? Because its 

very clear that health services should be taken into consideration.

Page 10 of the Local Housing Strategy Guidelines states that councils should take into consideration 

that development opportunity areas may consist of areas within the LGA that are in council’s view 

able to accommodate more development due to having strategic, environmental, amenity and/or 

infrastructure capacity. 

There is no strategy behind adding low density housing to Queen St in Iluka, or at this point in time 

anywhere else in Iluka. Iluka does not have the infrastructure capacity (ie public transport, 

healthcare), environmental stability or the required amenities for increase to population such as 

what the council is pushing for. 

Further on this point, lets talk about jobs in Iluka, a quick google search shows one job currently 

available in Iluka, and it’s a relief position (ie not permanent), and the position is a live in position (ie 

will not require housing). 

If this housing is suppose to be affordable then what are the council plans to increase public 

transport in the area? 

Local Housing Strategy Guidelines page 7 advises that councils should consider the cost of housing in 

conjunction with the cost of accessing employment, services, and utilities. As someone who has lived 

in Iluka and worked in Grafton with a good paying job, its expensive to get to and from work. The 

main employment hubs are Yamba and Grafton. There is no direct public transport between Iluka 

and Grafton and the transport between Iluka and Yamba, finishes to early to suit most workplaces 

and types. Maclean also the public transport ends to early for most work types. 

You also state that housing in the Clarence is supposed to reduce the risk of natural hazards, now I 

know this is a secret but by now council should have a plan to fix it, avoid or work around it. You 

know that Iluka Road is going to be cut by sea rise, and council knows this will occur within the next 

10 to 20 years. How is increasing the population in Iluka reducing the risk of natural hazard, when 

council knows the risk to Iluka and the population and has zero plans to fix it. I know your request 

for funding has been refused, that doesn’t mean you go “oh well screw it lets risk lots of peoples 
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lives because we didn’t get what we wanted”.  Perhaps this is why Iluka was grouped with Ashby, 

Woombah and ‘region’ because council doesn’t believe Iluka will exist in 2041?

Furthermore, as the increase of severe weather events is expected to occur within the region ( 

https://www.climatechange.environment.nsw.gov.au/impacts-climate-change/weather-and-

oceans/storms-and-floods) the chances of Iluka being cut of due to floods or fire is increasing, this 

will increase pressure on food stability and medication, as both of those things run low during the 

five days we were cut off in the last flood. 

Page 9 of the Local Housing Strategy Guidelines also expects councils to take into consideration 

constraints to housing growth.

Constraints may include: 

� Environmental factors – riparian zones, contaminated lands, hazardous activities, high fertility soils 

� Natural hazards - flooding, tidal inundation, bushfire, slope, unstable land 

� Incompatible uses – heavy industry, sewage plant, high voltage transmission lines, aircraft noise, 

agricultural land 

� Lack of financial feasibility – due to market forces or planning controls 

� Utility service availability – water, sewer, drainage, electricity, gas, telecommunications 

� Conservation resources - places of ecological, scenic, heritage or archaeological value.

We have already talk about the environmental hazards. Consideration should also be given to the 

fact that town is on a sewerage system, what is the capacity of that system and how close to 

capacity is it already over the holidays periods? 

Aircraft is a concern according to the guidelines, and aircraft come over low all the time doing 

training exercises out of Evans Head.

Of course, concern has to be given to how increasing the population may negatively impact on the 

World Heritage Rainforest. 

Let’s talk about the affordability, Councillor Karen Thoms is on the record saying that council cannot 

control the price of the rental and real estate market. If your plan is to create affordable housing 

within Iluka, why would you choose Queens Lane as part of that plan, if you cannot control the cost 

of the houses at the end of the process? Blocks of lands regularly sell for over a million dollars there. 

It doesn’t make sense to choose the most expensive street in the town for ‘affordable living’. What 

you will create is more holiday homes or townhouses that no one who currently lives in Iluka will be 

able to afford to rent.  

Figure 24 in the Draft Housing Strategy shows Iluka is already ahead of the rest of the Clarence in 

terms of affordable housing and smaller dwellings with over 40% of the dwellings in Iluka already 

having 2 or less bedrooms. 

Basically, researching this policy with the small amount of time I have had (seriously right before 

Christmas? Dodgy and you know it) shows that the plans for Iluka don’t even fit with the strategy the 

council has put forward and your councillors are unsure what they are supposed to be considering in 

relation to the proposal. The vote on this should be stayed until all councillors can adequately show 

they understand what the policy they are proposing is and the community has a decent amount of 

time to go through relevant information and legislation. 
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Item on 

public 

submission

Draft Local Housing Strategy and Draft Affordable Housing 

Policy

Comments 

THank you for the opportunity to comment. My concerns are 

outlined in the attached brief and focus on lack of cohesion on 

the document that clearly demonstrates how the rezoning of 

some areas in Iluka will result in more affordable housing in the 

iluka/Woombah area. 

Please 

upload any 

additional 

supporting 

documents 

submissionIlukaDraftHousingStrategy.pdf
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Submission: Draft Local Housing Strategy and Draft Affordable Housing Policy  

Date: 21 December 2023.  

From: Gerardine Burke 

 

Thank you for the opportunity to comment on the Housing strategy.  Its good to see Clarence 
considering how it can be part of an affordable housing solution.  However, I found the document 
lacking in a cohesive plan as well as providing action items that were in conflict with other of its own 
policies.  My main concerns are:  

Iluka is surrounded by water and national parks which brings with it its attraction and ability to 
continue to bring in holiday makers and visitors.  It might not have capacity to expand through 
housing developments, it still needs to ensure that council strategies are designed to support a 
broad community base made up of permanent residents and holiday makers.  Many other coastal 
communities across Australia are becoming ghost towns through ‘out of towners’ owning prime real 
estate they rarely visit.  To maintain a vibrant community, we need people.  I feel it is important that 
Iluka makes sure it has affordable housing in the community to ensure we have workers to service 
small businesses who in turn look after ‘locals’ and holiday makers in the area.  Just as there is a 
policy for short term rental accommodation, I suggest we also look at how to use rates or similar 
levies on properties that are left vacant for extended periods of time.  This in turn can be used to 
support low income residents with rental relief or more actively encourage vacant properties to be 
put into the rental market.  

To provision affordable housing in Iluka, existing R2 areas are to be re- zoned to R3 with an increase 
in height from 9 metres to 12 metres applicable only to those areas which primarily are located 
along Queens Lane.  At this stage, existing R3 zoned areas will not have a height increase.  

What is not clear from the draft strategy is how these changes will supply more affordable housing 
in Iluka or nearby Woombah.  This is especially of concern given the existing Affordable housing 
policy (ECM 1594397, version 3.0 dated 20 October 2015) provides similar policy including 
contributions from developers. This new strategy needs to clearly outline how this will be different 
from what we already have in place.   I understand that changing the zoning in what is prime real 
estate for developers, investors and buyers (who want to live in it for holidays only) may better 
attract development and therefore funds for affordable houses in Iluka.  However, we need a 
strategy that demonstrates where affordable houses will be built, by whom, how funds drawn in 
from developers because of the re-zoning will be used and how and who will be accountable for the 
use of those funds for housing. In conjunction, with a strategy that covers those factors, we also 
need more detail on how urban controls will be put in place to ensure the additional height is 
sympathetic to the other surrounding residences.    The paper also needs to discuss other options for 
rezoning that might achieve similar outcomes.  For example, Is there an option to rezone some of 
the berrigan development for R3 or modify the height on existing R3 zones areas to increase height 
and offer financial incentives where duplex or smaller units are built. These types of options can 
therefore be discussed and compared against what currently seems very developer driven strategy.  
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The 2022 floods and the recent rain event with Cyclone Jasper has highlighted how at risk some 
areas of Iluka are from future flood events.  The key strategic directions listed on page 9 of the 
document calls out the need to plan to reduce the impact of natural disasters.   

Feedback from the housing survey also called out a need for housing to be flood free.  Already, I 
have seen some residents commenting on the cost of insurance in the region – some not able to 
afford it anymore.  It seems at odds with the strategic direction to support changes to zoning that 
would increase housing stock in identified flood areas.  Whilst the ground floor could be used for car 
parking, it would still be a significant impact on a strata to cover costs of flooding – potentially an 
uninsurable event.  More information is needed in the strategy that demonstrates how the Council 
will mitigate against flooding for these new residences along with removing any impacts for 
neighbouring properties.  

 The laneways of Iluka is definitely part of the character of Iluka.  They support the original town plan 
and lots are designed and built to use the laneways.  Whilst this approach is not something that is 
‘done’ now, we have to work with the legacy it has given us.  Its clear that Queens lane can just cope 
with current traffic and parking arrangements off street based on existing dwelling types and 
numbers.  The parking guidelines in the strategy do not reflect reality when permanent residents of 
a single unit will have more than one car and especially not 1.5 cars.  Whilst inclusion of walkways 
and cycle paths is excellent, we still need to acknowledge that Iluka residents and visitors need a car 
to get to the beach or most services.  To allow an increase of dwellings along this lane without 
suitable coverage in the strategy on how realistic parking will be achieved again demonstrates the 
lack of cohesion in the document.  

I am not against development in Iluka. I am just looking for a strategy and subsequent 
implementation that is sound, realistic and cohesive.   

Kind regards 

 

Gerardine Burke 
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Item on 

public 

submission

Draft Local Housing Strategy and Draft Affordable Housing 

Policy

Comments 

Key points:

The housing strategies are very important.

However the affordable housing goals need major intervention if 

they are to be reached.

CVC needs to be bold and ambitious in its next steps toward 

greater housing affordability.

My submission makes some suggestions.

Please 

upload any 

additional 

supporting 

documents 

CVC housing stratgies submission Hazel Blunden.docx
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Submission to Clarence Valley Council
On the Housing and Affordable Housing strategies

December, 2023

Dr. Hazel Blunden

Disclaimer: This submission reflects the views of Hazel Blunden1, individual, not in any 
work capacity.

November 25, 2023

Introduction

Clarence Valley Council should be congratulated for producing such an informed and 
comprehensive draft housing strategies. The strategy outlines next steps and will allow 
Council to pursue more ambitious interventions to secure more affordable housing for 
residents. 

The need for affordable housing is well-established.

The strategy outlines the need for more affordable housing. While it is important to collect 
and present this data, the need is well-established. CVC should prioritise implementing its 
strategy to address the issue rather than putting any more resources to data analysis.

While the Affordable Housing Strategy instrument is a good start, by itself it won’t deliver 
enough affordable housing in the short to medium term.

Developing an Affordable Housing Contribution Scheme (AHCS)

The Strategy refers to developing an AHCS which is overdue and should be accomplished 
relatively quickly with reference to existing schemes used by other NSW Councils. Some 
responses to the questions posed in the Strategy about the AHCS are below.

What location should the scheme apply to?

The Affordable Housing Contribution Scheme (‘the Scheme’) can apply to land and 
development within specified precincts. This can be for areas where housing growth is 
planned – for multi-unit infill developments in Grafton, Maclean and Yamba, and to new 
greenfield site like James Creek, Clarenza, Junction Hill etc).

1 About the author and disclaimer: I was a renter from ages of 18 into my late 40s. I bought a house in 2009 in 

Maclean after ten years of saving up. It cost $285,000 then which was what I could afford. I got the FHOG and 
stamp duty waiver. I moved in, then was a landlord for a few years, and now reside here in Maclean permanently, 
working remotely at UNSW much of the time. I only own my house (principal place of residence), no other 
properties. I am still paying off my original mortgage of $214,000 after 13 years of home ownership. My house is 
now valued at least 3 x what I bought it for. Every day I am thankful that I was able to buy an affordable home, 
and to be living here in Maclean, on Yaegl country. 
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What type of development should be levied?

All developments over a certain size or value - x square metres  or more; x units or more; or 
x value development or more.

What should the rate be based off?

As above – on land size or value. Or a threshold number of untis

What should the contribution look like?

Contributions should be on-site units (dwellings) -the preferred option; or monetary (or a 
combination of both).

A good start would be a requirement of 2%-10% of the residential floorspace of the 
development must be provided as an affordable housing contribution. While the Strategy 
suggests 2-5% contribution, given the scale of the challenge, larger contributions may be 
appropriate for bigger developments where hundreds of new dwellings are planned (e.g. 
James Creek, etc) a significant proportion should be earmarked for social and affordable 
housing.

A contribution of 2% is unambitious and 5% not much better. Other jurisdictions require more 
– in South Australia2, up to 15% is required. In some developments in London (e.g. Canary 
Wharf), up to 50% is required.
 
Affordable housing units are to be distributed throughout the development with a unit mix 
determined by Council in consideration of affordable housing need and social inclusion. 

What will the ownership structure be?

Dwellings will be owned by CVC Council or its nominee. 

Dwellings will be provided and retained as affordable rental housing in perpetuity. 

where Affordable Housing is proposed for on-site provision, the applicant must transfer title 

of the dwellings to Council free of cost. The dwelling(s) to be dedicated to Council as 

Affordable Housing must be identified on development application plans. 

The transfer of title must occur within two months of the registration of any strata subdivision 

for the development. 

Council will require as a condition of consent that an affordable housing covenant be 

registered before the date of the issue of the occupation certificate, against the title of the 

property, in accordance with section 88E of the Conveyancing Act 1919. 

The covenant will ensure that the benefits of affordable housing are secured in accordance 
with Council’s affordable housing program in the long term, and will also allow at the sole 
discretion of Council for the removal of the covenant to facilitate the sale of affordable rental 
housing where Council is satisfied equivalent or better replacement stock is to be provided 
within the LGA.

2 ‘Developer responsibilities for affordable housing’, https://www.sa.gov.au/topics/business-and-

trade/building-industry/planning-professionals/developer-responsibilities-for-affordable-housing
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In certain circumstances, alternative arrangements may be made such that an in lieu 
monetary payment may be provided so that affordable rental housing can be provided 
elsewhere within the CVC LGA.

Who will be responsible for the management of the affordable housing properties?

Council has two options 1. Hire its own housing asset manager with a real estate or tenancy 
management background or 2. Outsource management as follows:

Dwellings acquired under this Scheme will be managed by a Community Housing Provider 
nominated by Council and rented to very low, low and moderate income households at a per 
cent of gross household income or at a discount-to-market rent. 

Rental income will be used to cover all reasonable costs of managing and maintaining the 
affordable rental dwellings, and any surplus from rental income will be deposited in Council’s 
Affordable Housing Fund to be used only for the purpose of improving, replacing, 
maintaining or providing affordable rental housing stock within the CVC local government 
area. 

Properties acquired by Council under this Scheme will be managed in accordance with a 
Residential Property Management Agreement.

The holiday rental issue

The report states that “within the LGA there are 900 available listings… these are homes 
that would be otherwise available for long-term rentals.” This is surprise and not 100% the 
case as many of these properties may always have been used as holiday rentals via real 
estate agencies (i.e. in Yamba) or are let In whole or in part as short-term rentals on an ad 
hoc basis by owner-occupiers. As the report notes, tourism provides significant income and 
employment to the region, and Yamba, for example, seems to now be full of visitors nearly 
all year around. It is the case other councils like Byron Shire have sought to put limits on the 
number of days premises can be available for short term lettings. While this is one option, 
fundamentally the issue is a lack of affordable housing with secure tenancy for local people. 
Even if these short-term let properties were all ‘returned’ to the private rental market, private 
rental is still an expensive and insecure tenancy type, and many locals would be unable to 
afford rents for beach-proximate properties. While CVC could follow Byron and adopt limits 
on short-term letting (no. of days), this simply may create more instability or shorter leases 
for tenants, in between holiday peaks, or drive these onto informal platforms to escape 
regulation and detection. 

To expect landlords to provide properties for rent at affordable levels to local people in tight 
rental market areas like Yamba is unrealistic. Locals on lower incomes will still be priced out 
by those on higher incomes including recent arrivals from outside the LGA unless there is a 
significant increase in housing supply with a proportion reserved as social/affordable 
housing. Rents are not regulated and leases are easily terminated under NSW tenancy law. 
So seeking to reduce short-term holiday lettings may not yield much affordable housing.

Delivering housing diversity – including smaller, semi-detached and medium density 
housing

The report identifies roadblocks to ‘the market’ (developers) building new medium density 
housing as they favour detached greenfield. This is clearly the major barrier to providing 
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new, smaller, medium density housing that could house those on lower incomes in the 
valley. Given the lack of options, council should facilitate development of semi-detached and 
medium density housing and a mixture of rental and for sale would be ideal. This is what 
younger people, and retirees who don’t require high levels of aged care, need. If developers 
cannot deliver such housing, then how can CVC intervene?

The NSW Government and its agency, the Department of Communities and Justice, is 
unfortunately trapped in an outdated straitjacket where it focuses only on providing loss-
making highly targeted and residualised social housing. Community housing organisations 
like North Coast Community Housing or Anglicare do not have enough landholdings or funds 
to develop. The ‘market’ can’t or won’t build this type of housing. 

Therefore Government needs to facilitate the type of housing people need. CVC in 
partnership with LandCom, as the NSW developer agency, could task itself with building new 
affordable housing for rent and sale at affordable levels (means tested) in the Clarence 
Valley if developers are unable or unwilling to develop the diverse housing forms that are 
needed. This was the role of the ‘Housing Commission’ post WWII. If, as the report notes, 
the ‘market’ can’t deliver the required diversity of housing, then someone else needs to step 
in. Currently housing policy settings are a recipe for massive failure, because we know 
people are being driven into severe housing stress and homelessness. CVC has outlined all 
of this in the strategy – but needs to take action.

Using council and government-owned land

The Strategy’s suggestion at 2.1 of “Identify suitable Council and government-owned land 
and pursue a pilot project to demonstrate a well-designed and well-located housing 
development offering a range of dwelling types and sizes, with a focus on building market 
confidence in such developments.” should be pursued as a matter of priority. This will 
provide examples to people of what is good design and what is achievable.

On ‘community opposition’, there is hidden community support for new, smaller housing 
forms, as younger residents, as well as older retirees, would welcome well-designed smaller 
housing types if these are more affordable. The NIMBY voices are selfish ones if they seek 
to shut out housing options for renters and asset-poor older retirees who are currently 
disenfranchised and struggling.

Council and government owned land should be used for housing delivery of the type of 
housing people need. There is no need for, as the strategy states, endless ‘pilot projects’ but 
rather CVC should get on with facilitating development of the types of housing that is 
missing. 

CVC should retain land title rather than go down the ‘public-private partnership’ partial 
privatisation route with developers. Council should not surrender ownership of any part of its 
land but rather pay architects and developers on a fee-for-service basis to develop its sites. 
The ‘government developer’, LandCom,, is one option as developer, or there are private 
developers that have track records of delivering affordable housing on Council land 
elsewhere (e.g. Grocon in Melbourne). Local architects and/or developers may offer 
concessionary terms as part of and ethos of community service.

How to manage the assets? This is not rocket science – CVC already manages its own 
land/building assets. If Council feels it cannot manage its newly created housing assets 
itself, it can outsource management of its housing assets to a community housing provider or 
even a  real estate agent via tenders  as other Councils do (Inner West Council, Waverley 
Council, Randwick Council, North Sydney Council, etc). 
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CVC can and should become a housing provider via leveraging its land. As the Strategy 
notes, the market is unlikely to deliver what is needed – so the choice is either inaction or 
CVC taking a more active role as an agent of change! If Council can provide swimming 
pools, libraries, community halls, civic centres, etc., then it can provide housing too.

Affordable housing – ambition and partners

While 3.1 states CVC should ‘Work with other councils in the North Coast Region to 
advocate for investment in, and increased supply of, social, affordable and community 
housing by all sectors (private, public and community).’, this doesn’t seem to be enough on 
its own. ‘Advocacy’ has been going on for years, and yet, the housing affordability problems 
re only getting worse!  As argued above, CVC must take on a more active development role, 
in partnership with LandCom, or other agencies and/or community housing providers, to 
develop at scale across multi-sites in the LGA, possibly on co-operation with other 
Northern Rivers councils (e.g. Coffs, Lismore, Ballina) if a consortium approach is required 
to create economies of scale. 

Ineffective or marginally effective policies – VPAs and Build to Rent

While Voluntary Planning Agreements (VPA) Policy and Guidelines should be created, as 
noted in the Strategy, VPAs have so far yielded zero units of affordable housing. This is not 
reason to stop trying this avenue, however it works best in medium to high rise multi-unit 
developments, which as the strategy notes, private developers don’t want to build. Further, 
the fact that many VPA agreements stipulate that the housing is reserved as affordable for 
only 10-15 years means that it will revert to being unaffordable in the future. It is a classic 
case of ‘short-termism’ which is what has led to the affordable housing crisis we are now in. 
Affordable housing should be created in perpetuity through any planning agreement and title 
of the affordable housing dwellings should pass to Council.  So while council should pursue 
VPAs, developers will always insist any imposition will render their development ‘unfeasible’. 
A mandatory affordable housing contribution requirement will be much more effective.

Built-to-rent (BTR), likewise, is no panacea and cannot be relied on to deliver affordable 
housing, especially in the Clarence Valley. Whie it is true most landlords are individuals or 
couples and we have a low level of BTR institutional investing, this seems to be posed as a 
new ‘magic bullet’. However, it is a mirage. BTR is based on obtaining ‘premium rents’3. 
BTRs are simply units provided by a corporate landlord that is marginally better to rent from 
as they may offer longer-term leases (e.g. 2 or 3 years instead of the standard 12 months 
favoured by most landlords and real estate agents).  BTR landlords typically charge higher 
than median rents than other landlords as BTRs tend to be new and higher quality, and 
appeal to affluent tenants. BTR landlords expect returns of up to 6-7% so they will never 
target the lower-income renters segment. Further, BTR tends to be offered at scale, so 
BTR not a solution for Clarence Valley as BTR investors concentrate on lucrative city 
markets where they can build medium and high rise for high income renters. The advice to 
CVC is “forget about it” – it  will be marginal at best..

Housing for older residents

Medium density complexes closer to mains streets and shops, in areas for example like 

Treelands Drive, Yamba or some of the flat areas in Maclean, as well as south Grafton and 

inner Grafton, could host smaller complexes of 2-6 storeys which have accessible design 

3 As NAB’s Michael Carr notes, “the BTR model is built around a premium rent being paid”, 

https://www.trilogyfunding.com.au/is-build-to-rent-the-new-miracle-panacea-for-affordable-housing/ , 
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and are close to main streets, doctors and services. For example, on my street, there are 

four apartments housing a mixture of older retired people and younger workers on a 550m 

block. The residents walk everywhere and one works in retail locally. They have small 

gardens/courtyards/outdoor space. If 2 storeys were allowable this could provide 8-10 units 

of housing within 5 minute walk of the main street. This is a good example of ‘infill’ 

development. Sympathetic in-fill to high architectural standards should be allowable where it 

blends in with the materials and feel of a precinct. This could deliver hundreds of smaller 

homes close to our main streets.

Older residents have few options outside of the family home apart from manufactured home 

estates like those in west Yamba. As the Strategy notes some of these are not well-located 

and residents would prefer to be close to services. Medium density complexes, structured as 

owner-co-operatives could be encouraged where older people can buy into owner co-op 

housing (like is common in the Scandanavian countries). Ideally these would be completely 

owner-run or could be a product offered by CHPs (however they are not in this type of 

housing segment). Limited capital gain provisions can maintain affordability (via caveats on 

title).

We need to preserve our historic streetscapes that are unique. However a blanket heritage 
listing may also be a block to sensible infill developments. Some of Maclean’s housing is 
mass-produced, 1950ss-60s Masonite and asbestos. In my opinion, it’s pretty average and 
where ageing, or falling into major disrepair, owners could redevelop or sell for strata titled 
new dwellings, as long as these were sympathetic to the streetscape. 

Other actions that can enhance affordability

Some of these are out of scope of CVC but CVC needs to exert influence on the NSW 
Government.

1. Amend the NSW Residential Tenancies Acts to limit (a) frequency of rent increase to 
once a year and , more importantly, (b) limit the quanta of rent increase to for 
example, a percentage linked to CPI or set with reference to some other reference 
price indicator, and/or determined by an independent board (as in Germany). There 
are no end of models that operate elsewhere right now.

2. Utilise residential premises: CVC and the NSW government should identify vacant 
residential dwellings (often left empty by domestic and foreign investors) and offer 
both incentives and costs (levies) to allow these to be leased for social and 
affordable housing rental (for example, via tax concessions similar to the US’s Low 
Income House Tax credit or the tax concession used in the National Rental 
Affordable Housing scheme). Victoria already has such a levy; however these levies 
need to be more substantial and should ratchet up over time (the longer the premises 
has been vacant, the higher the levy). If a landlord chose to pay the levy, they can 
continue to leave their premises vacant, that is their choice, but the revenue stream 
can be put towards social and affordable housing and other housing supply 
measures. Empty office space could be converted to residential.

Final comments – escaping our housing cul-de-sac 

Housing policy is a mess. Governments (including local governments) need to realise that 

relying on asset price speculation and inflation is not a good economic strategy. People are 

suffering. They are paying way too much for housing or are homeless. 
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Too many politicians favour landlords (and are landlords themselves) and know that if they 

increase social and affordable housing supply, private rents will moderate, developers’ 

profits will moderate, thus impacting on profits. This is a bias in policy which advantages the 

20% of relatively affluent Australians who own residential property against the 30% of 

Australians who don’t. We often hear that landlords are ‘mum and dad’ investors. We never 

hear about the ‘mum and dad’ struggling wage earners on casual incomes, the ‘mum and 

dad’ homeless and marginally housed. 

CVC should take some bold and proactive steps to address the issue, in the same way it 

leads on many other issues - because if nothing is changed, nothing changes!

Thanks for the opportunity to comment on the Strategy.
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2 January 2024

Laura Black

General Manager

Clarence Valley Council

2 Prince Street

Grafton  NSW  2460

Attention: Stephen Timms (Strategic Planner)

Submission on Draft Local Housing Strategy

Area 6 – Yamba Hill Rezoning

I refer to the public exhibition of the Clarence Valley Council’s Draft Local Housing Strategy, and welcome the opportunity to make a 

submission on this important strategic planning document. I write as the owner of 10 Pacific Parade, Yamba (Lot 18 Deposited Plan 

26994)and wish to rescind my previous submission which was sent in haste.

In general the key principles and actions of the Draft Housing Strategy are supported, however, the decision to adopt a mid-block boundary 

for the proposed 12 metre height limit within the Yamba Hill (Area 6) precinct is not supported. I recommend instead that the boundary for 

Area 6 be extended to include 10 Pacific Pde and the adjoining properties at 9 and 8 Pacific Pde, which are already zoned R3 Medium 

Density Residential, in order to allow these properties to be developed up to a 12 metre building height to facilitate a more orderly and 

feasible development outcome in this location, deliver additional housing, and minimise the impacts of redevelopment on existing properties. 

The Site

10 Pacific Parade, Yamba (Figure 1) has a site area of approximately 662m2 with dual street frontages to Pacific Parade and Yamba Street. 

The site is currently developed for a detached dwelling.  The site is zoned R3 Medium Density Residential and is subject to a maximum 

building height development standard of 9 metres.

Figure 1 – Subject Site
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Comments

The Draft Housing Strategy recommends that the Area 6 rezoning would be the subject of a 12 metre building heigh limit and an R3 Medium 

Density zoning. Whilst this change is supported in-principle to facilitate the delivery of new housing within the region, it is important that 

these changes achieve consistent and equitable planning outcomes which do not result in adverse impacts on local properties.

As illustrated in Figure 2, many beachfront properties within Yamba are already the subject of 12 metre building height limit, including land 

directly to the south of the subject site along Pacific Parade and land to the north fronting Convent and Main beaches. The subject site is 

already an anomaly in this regard, particularly when considering that many of the properties to the north along Pacific Parade that are subject 

to the 9 metre limit have already been developed to 3-storeys and are unlikely to be redeveloped further (refer Figure 2). There is a clear 

strategic planning rationale in providing a consistent set of planning controls for R3-zoned land within the beachfront area of Yamba that 

facilitates a suitable built form outcome and the delivery of more housing. 

Providing a consistent building height limits to allow for 3-storey development will increase the potential for lot consolidation and 

redevelopment by ensuring that controls allow equitable development across multiple sites. This will also increase the likelihood that the site 

could be redeveloped in conjunction with adjoining properties fronting Pacific Parade, Yamba Street and Harwood Street, enabling the more 

efficient delivery of housing and better design outcomes across a larger site area (with respect to built form, design, vehicular access, 

parking, landscaping and residential amenity). 

Increasing building height limits immediately to the north of our property, without a commensurate increase in height for our property, will 

create the potential for additional overshadowing that will both adversely affect our amenity as well as unnecessarily constraining 

development of properties to the north. Instead, providing an equitable planning outcome by applying the same controls to the subject 

property would ensure that redevelopment could occur consistently and enable lot consolidation or sympathetic design and development 

outcomes across all properties.

I therefore request that 10 Pacific Parade together with 9 and 8 Pacific Parade be included within the Area 6 boundary to facilitate 

an increase to the building height development standard from 9m to 12m to be consistent with the proposed planning controls for the 

immediately adjacent properties.

Figure 2 – Existing Height Limits and Proposed Area 6 Rezoning

I would welcome the opportunity to discuss this matter further with Council should the opportunity arise. Please do not hesitate the 

undersigned should you have any queries in relation to this matter.
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Comm
ents

I strongly object to the proposed housing strategy for Iluka for the following
reasons:
Adequate Community consulta�on is lacking. 
The plan does not reflect my community’s expecta�ons or aspira�ons
The proposed changes will not provide affordable housing solu�ons, Iluka is
earmarked as a desirable loca�on and the en�re waterfront will be crowded
with high rise apartments. Where would the storm water end up from this
development? Iluka does not have a stormwater system, currently all run off
floods the streets and eventually ends up in the river. Access to air and sunshine
will be limited for houses other than the 4 storey apartments that are planned
to crowd the desirable, riverside loca�on. Overshadowing and overcrowding
would be a major issue
There is ample land available for new homes in the Birrigun Estate which has
plenty of allotments s�ll available for sale. The Anchorage and Woombah also
have affordable housing op�ons s�ll under development
There is no economy or services to support addi�onal employment and limited
services. We are conscious of water issues including lack of pressure and water
restric�ons. A major development in Iluka would exacerbate this problem
Queens Lane is a narrow one way lane that would not cope with the huge
increase in traffic this development would create
We enjoy a peaceful, natural and unique environment and we demand this town
of Iluka and its natural beauty is conserved for many genera�ons to come. There
is plenty of affordable housing op�ons available in Gra�on where the
accommoda�on will be required as the popula�on con�nues to grow and job
security will be guaranteed into the future.
Please preserve Iluka as a town that reflects “the bygone years” as a unique,
healthy holiday and residen�al loca�on for many genera�ons to enjoy into the
future.
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special here that could easily be taken away. If it ain’t broke don’t fix it!
Pleaseeee
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Submission details
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Dra� Local Housing Strategy and Dra� Affordable Housing Policy
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I believe that the proposed plan for Yamba is flawed given the fact that the current
infrastructure [ roads - traffic flow, one road In one road Out ] What happens in
emergencies eg - flood / road closure due to vehicle accidents, has a risk
assesment been completed ? Obviously CVC do not have the finances to maintain
the main road to a high standard at the moment. Have they applied for addi�onal
/ long term funding from State or Federal Goverment or are the local ratpayers le�
to pay ? Addi�onally the Medical services currently available are under extreme
pressure and the Maclean Hospital is also facing staffing and cos�ng issues. There
seems to be pressure from Govenments to increase housing availability but are
they actually helping local Councils financially to achieve an outcome ?
The plan for Maclean / Townsend and Gulmarrad is more logical in respect to
transport infrustructure and connectability as it is less flood prone and is
accessible to main transport links. Maclean Hospital needs to be upgraded as a
priority, currently Lismore is the Hospital of choice for many people on the Lower
Clarence.
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stays? How will these proper�es be managed to ensure they are owner
occupied? Poten�ally resul�ng in further increasing adverse impacts on
current residences. Yamba has a current shortage of doctors, care for elderly
and health care.
As a Yamba town home owner and resident of 25 years I have no�ced a
major decrease of owner occupied dwellings, and a significant increase in
dwelling investment for holiday rental and convenient owner Airbnb leƫng. 
Can Council advise what are the future plans for Yamba to have a public
hospital and a public high school when this development is addressing
affordable housing, and Yamba's extreme growth.
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-The local character and natural amenity of Iluka and its foreshore will
be damaged and and permanently changed
-NO buildings in Iluka should exceed 2 levels. 
-No public face to face consulta�on has taken place to precede this
plan. Lack of public consulta�on is amoral and does not meet my
expecta�on for a council that is supposed to represent its residents
needs.

Please upload
any addi�onal
suppor�ng
documents

 





occupied? Poten�ally resul�ng in further increasing adverse impacts on
current residences. Yamba has a current shortage of doctors, care for elderly
and health care.
As a Yamba town home owner and resident of 25 years I have no�ced a
major decrease of owner occupied dwellings, and a significant increase in
dwelling investment for holiday rental and convenient owner Airbnb leƫng. 
Can Council advise what are the future plans for Yamba to have a public
hospital and a public high school when this development is addressing
affordable housing, and Yamba's extreme growth.
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I submit my comments with respect to the proposed changes that would impact
housing developments in Iluka. 
I strongly advise that proper�es with Queen Lane frontage should be excised
from the proposed rezoning for the following 2 specific reasons:
- Any proposal that increases residen�al densi�es along Queen Lane will lead to a
significant increase in traffic circula�on problems. Exis�ng traffic flows are
already problema�c, especially with heavy truck movements servicing
commercial businesses opera�ng in Young St, rubbish truck collec�on
movements and vehicle traffic related to Sedgers Reef Hotel - these problems are
exacerbated during holiday periods when traffic numbers spike and vehicles clog
the lane by parking on the narrow verges. The lane is not well formed and, due to
a lack of any maintenance suffers severe potholing due to unresolved drainage
problems.
- The proposed increasing in housing density along Queen Lane (together with
other proposed rezoned area that is serviced by drains feeding into Iluka Bay) will
result in a significant increased storm-water runoff entering the bay. Water
quality in the bay following periods of high rainfall is already problema�c due to
the volume of detritus that is flushed directly into the protected children's
swimming area.

I note that the Council has yet to develop the Voluntary Planning Agreements
(VPA) policy and guidelines that would underpin the provision of new affordable
housing �ed to new housing developments arising from the proposed rezoning - I
respecƞully submit the following comments:
- The policy must be mandatory as any voluntary provisions will not be enforced
thereby ensuring increased development without any improvement in social or
affordable housing. Council approval of the Birrigan Estate development in Iluka
without any requirements for the provision of affordable (or first na�ons)
housing, is difficult to comprehend
- The VPA must be completed before the housing strategy is finalised.
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I wish to raise following significant concerns on the effect the proposed Local
Housing Strategy and Affordable Housing Policy will have on the local township of
Iluka.
Infrastructure: there is no GP in town; current electricity, water, sewerage and
drainage would need significant upgrade; local roads would not cope with
increased traffic; there is one inadequate IGA store; current school would not
accommodate addi�onal students. Environmental: Pressure associated with the
popula�on growth such as threat to water quality from increased toxic and high
nutrient urban run off causing risk to human health, fish habitat and fish health,
increase of boa�ng, swimming and fishing would have an adverse effect on the
well documented sensi�ve waterways; soil exposed from construc�on may be
washed into stormwater and would end up in the Clarence river; pollu�on of
natural water courses can result from construc�on altering the changes to natural
land surfaces; habitat of green tree frogs, small birds and echidnas, regularly seen
in backyards would be destroyed.
Affordable Housing: The need for more affordable housing is acknowledged,
however the premise of the proposal is significantly flawed.
Current average price of an Iluka home is $800,00. Developers generally pay
double the value for exis�ng land and dwelling to purchase land for development.
At today's prices one townhouse would cost well over 1 million dollars, this would
be significantly higher in years to come if development goes ahead. This is not
affordable living!
The Birrigan Iluka Beach Estate subdivision is currently significantly under
subscribed. As this area is already approved for housing, the use if this land for the
proposed R3 medium density development would not affect the aesthe�cs of the
current village and presumably would not incur addi�onal strain on the local
infrastructure and environment as this has already been accounted. Note av. land
price is a far more affordable $350K.
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I wish to object to this development for the following reasons.

1. Procedural fairness has not been afforded to the whole community. When
did Council staff sit in an adver�sed loca�on in Iluka to get a wholis�c view
from community that is full of elderly people who do not use online services.
We urgently don't even have traffic lights in Iluka and you are considering 4
STORIES and online consulta�on only?

2. This will diminish and change the community atmosphere of the area
including wildlife. I describe this area as an established seaside residen�al area
bordering World Heritage Na�onal Park. How does 4 stories fit with that? Also,
without all the lovely backyards that we currently have what path will the
exis�ng local wild life use..it will all be concrete. Is it a good idea to do that on
the edge of a world heritage na�onal park? The lay man says no it is not a good
idea for obvious reasons....

3. If any considera�on is given to 4 stories in Iluka council should place this
varia�on on new Birrigan Development. The new development currently under
construc�on with only 4(?) house built for minimal disrup�on to already
established community will also minimize legal ac�on as only 4 residents (these
phrases/words come to mind - planning, not doing this in isola�on and
minimize local disrup�on to exis�ng residents)
4. Not enough local services taking into considera�on current developments
like Woombah Woods Caravan park, Gumarrad Development and the others I
am not aware of.
Examples of services:
*transport
* Dr's
*Hospitals
* Mental Health Services
* Police 
All of the above services are in crisis currently. In my opinion, Council should
give a compulsory public response to these issues (and allow �me to respond)
and include these outcomes in the decision making process and report.
For the above reason I strongly object
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The proposed R3 Extension across the region, while strategically sound for
urban centres like Gra�on, does not align with the specific housing needs of
smaller coastal towns such as Iluka. The plan to secure land for 12-meter high
residen�al apartment and townhouse developments overlooks the fact that
Iluka lacks exis�ng structures of this height and does not demonstrate a
significant market demand for such developments. This is evidenced by the
modest increase of 55 permanent residents over the past five years.

Furthermore, the imposi�on of building restric�ons through the Local
Environmental Plan (LEP) and Development Control Plan (DCP), which limit
homeowners' ability to demolish and rebuild their own homes, is unreasonable.
Manda�ng that only mul�-level townhouses be constructed in future
developments appears to overly cater to developers' interests, poten�ally
influenced by the advice of Sydney-based property consultants involved in the
strategy formula�on.

The choice of the three most expensive streets in Iluka for this development
raises concerns about the true intent of these plans. Iluka, predominantly
known for its tranquil coastal lifestyle, does not require addi�onal holiday
accommoda�on, as the current supply is adequate. Introducing more short-stay
accommoda�ons could exacerbate the exis�ng rental crisis, further distor�ng
the local housing market and risking the unique character of this small coastal
town.

It is hoped that this oversight was uninten�onal. However, there is a growing
apprehension that this strategy may lead to unwelcome changes, undermining
the essence of Iluka as a community.

Regards
Sonya Maley
Iluka Resident
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which would provide affordable housing op�ons
* there is no economy to support this project from no doctor, lack
of public transport, no prospect of employment and other limited
services
* the local character and natural amenity of Iluka will be changed
forever

Please upload any
addi�onal
suppor�ng
documents

 





and no addi�onal services has shown litle or no foresight on councils
proposal.
I also am concerned with the lack of transparency in aler�ng the rate
payers and residents of Iluka to these major changes to this small village. 
Where is the data showing that affordable housing will increase with this
rezoning .
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I object to the proposed re zoning of Iluka for R3 medium density housing. How is
this proposal going to help with more affordable housing?Where the re zoning is
being proposed is in the oldest area of Iluka that has heritage listed buildings. The
nega�ve affect this would have on our community would be huge. As you are
already aware there was a whole sub division passed recently that has 143 blocks.
Our infrastructure is already under pressure and the extra traffic in the busy
holiday seasons is having a detrimental impact on our roads and wildlife. It seems
that all councils rush through re zoning and developments without any thought on
the long term affects for communi�es. Iluka is unique in its geographical loca�on,
with world heritage rainforest, flora and fauna. That’s why people love Iluka and
want to live and visit here! 
Please protect beau�ful Iluka and keep it the quiet peaceful fishing village it is
trying to maintain for all present and future residents and visitors to enjoy for
years to come!!

Plea
se
upl
oad
any
addi
�on
al
sup
por
�ng
doc
um
ents

 





the proposed future development plans. We would very much like 

to be kept notified please of future meetings to discuss this 

proposal and be a part of any community engagement. We were 

disappointed to find that the submission for our comments closed 

at 9am on 22nd December. We had been led to believe we had 

until close of business. I have holidayed in Iluka for almost 70 

years and we finally were able to purchase the property from my 

parents believing we eventually could retire here so we very 

invested in the future of our property, to retain the amenity of the 

area. My husband is also very invested in Affordable Community 

Housing in the Northern Rivers being on the Board of a Tier 1 

Community Housing Provider. My husband believes that for the 

same value of community housing on the waterfront that 

developing an area further back from the river would allow for up to 

2 - 3 times the affordable housing outcome. 

We have rented our property for a number of years and as my 

husband is a Spinal Cord Injured person in wheelchair, this 

property has attracted many disabled occupants who have been 

able to enjoy the river and its surrounds who return year after year.

We would like it noted please that we have requested you keep us 

abreast of any further community discussion and/or development. 

We regret we were unaware of necessity and timing for the 

feedback. Thankyou.

Would 

you like 

to 

receive a 

response 

from 

Council? 

Yes
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ents reasons:
The plan does not reflect my community’s expecta�ons or aspira�ons
The proposed changes will not provide affordable housing in Iluka instead
classed as desirable loca�on
There is ample land available for new homes in the Birrigan Estate and other
affordable op�ons for housing at The Anchorage and Woombah Woods
There is no economy or services to support addi�onal employment and limited
services in the area. We do not have a doctor to service the residents, only 3
bus services per day, the only access road is subject to inunda�on with flood
water and Queens Lane is a narrow 1 one street that would not provide access
for occupants of 4 storey apartments. There is poten�al for major traffic
conges�on in a town that has no infrastructure to provide services and
ameni�es for an explosion of the popula�on
High rise apartment blocks will limit access to air, light and sunshine and there
will be no more sea breezes. Overshadowing would be a major concern for all
residents including lack of privacy in our peaceful, natural neighbourhood.
Please leave our beau�ful peaceful natural Iluka as it is now and forever. Build
houses where there is access to public transport, employment and services.
Our future genera�ons deserve to have the natural beauty preserved for many
years into the future.

Please
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ents
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The proposed area for affordable housing on Yamba Hill makes no sense.
Proper�es in this loca�on are already under occupied because of short term
rentals (AirBNB), and the land value precludes the no�on of 'affordability'. A one
bedroom unit recently sold for over a million dollars on Yamba Hill. Addi�onally,
Council's decision to relocate some exis�ng community services away from central
Yamba to a 'hub' in Treelands Drive makes this proposal more confusing from a
strategic planning context. Council is approving mul�ple over 50's developments
that are comprised of freestanding 3 bedroom dwellings and this ac�vity is skewing
the popula�on towards a demand dwellings with less bedrooms, the presenta�on
of sta�s�cal data suppor�ng the strategy appears to be intrinsically flawed. Council
will surely be seeking partnership with Homes NSW rather than DPE for social and
affordable housing?
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The proposal to allow 12m high buildings on the iluka foreshadow is totally out of
character with the place, and will ruin the appeal and atrac�on of this low key
holiday area. It will not help any affordable housing because they will just end up
being expensive dwellings or holiday leƫng. It will also ruin the foreshore look as
there will be less available space for trees, and will add to the already
overdeveloped suburbia impac�ng on the environment. I also have grandchildren
and the lane is totally unsuitable for any addi�onal traffic. It is narrow and would
be dangerous. It appears to be a proposal put together by real estate agents
without any consulta�on. It makes me very angry. 

There is ample land for building in Iluka with large blocks suitable for low key
medium density housing or granny flats or smaller dwellings, all of which would
actually impact on housing affordability. High rise on Queens lane would do
nothing for local affordable housing. This is clearly a profit making developers
proposal.
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visitors and locals come to Yamba rather than the Gold Coast or other areas,
high density and high building heights will ruin this.

How can this area of Yamba ever be affordable housing when the houses are
selling at the high end $5 million dollars and at the botom end over $1 million
dollars.

Does Council realise that probably over 90% of dwellings on Yamba hill and
surrounding areas are Airbnb let residences and mostly vacant holiday houses,
Council is only helping the developers who will purchase in the area and build
high density which will add to the holiday rentals, a developer is not going to
purchase at the high prices and then build affordable housing, it will be high
spec expensive housing to be occupied only a few weeks in a year.

Yamba is already burs�ng at the seams, the medical facili�es are inadequate,
there is only one road in and out of the town, one supermarket, inadequate
parking downtown etc. West Yamba is already slated for development of
housing which will bring many more residents into the area making conges�on
etc. worse, why add to this by also adding high rise to the mix.

I would like to object to the Dra� Local Housing Strategy and Dra� Affordable
Housing Police on the above grounds.

Please
upload
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addi�on
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suppor�
ng
docume
nts

 





Regards 
Annick Kay
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Comments 

How will higher density living on the most 

expensive streets in iluka make more affordable 

housing? 

Please upload any 

additional supporting 

documents 
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I do not support the Dra� local housing strategy and dra� affordable housing
policy as cheaper rental proper�es would be a false economy as residents have
minimal services in Iluka. Residents have to rely on being mobile with their own
transport which negates any rental savings.
The typical single dwelling single and double storey townhouses, flats seems
more than adequate for the infrastructure and businesses that exists.p here in
Iluka. Businesses and services have dras�cally declined in Iluka and the
community is not self sufficient. To allow the popula�on to expand is the Iluka
area without greater public transport, services and facili�es such as Doctors
Community Nurses, Den�sts is inappropriate to give people affordable housing
but exponen�ally greater living expense due to the lack of everyday living
services.

Please
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addi�
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Please take the �me to fully consider the ramifica�ons of building high density,
high rise buildings in our beau�ful town. Our family have lived here for 25
years, and we fully appreciate the incredible environment and the atrac�ons
that draw so many tourists to Yamba. People come for the relaxed lifestyle,
friendly service and the pris�ne natural beauty. We understand the need for
more housing in the area, but can't see how anything good can come from
ruining the appeal of the town. 
The necessary infrastructure is not in place to cope with such a rise in
popula�on - already in tourist �mes there are significant traffic issues, and the
development of West Yamba is going to put increased pressure on all services. 
It is an absolute joke to think that any housing in Yamba CBD could be classed
as contribu�ng to affordable housing. It will only increase the amount of
property held by wealthy investors, rented out at exorbitant prices so that more
hardworking locals are forced out.
Yamba has a dis�nct character that should be protected at all costs - our
gorgeous old beach houses, laidback lifestyle, a lack of traffic lights, high rise
buildings and ugly overdevelopment are our point of difference when
compared to places like Ballina, Coffs Harbour, Gold coast, and Byron Bay.
Please listen to the Yamba community, everyone we speak to is upset about the
possibility of such unnecessary, grossly miscalculated development. It would be
an absolute tragedy to ruin such a gem of the Clarence Valley.
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Yamba already lacks the infrastructure to support the current popula�on. Doctors
and den�sts have closed their books, there is no hospital, no permanent police,
not enough schools, parking on streets and at supermarkets is at breaking point.
It would be an act of sheer stupidity to allow for an extra 1,000 homes - and they
would only be affordable to wealthy Queenslanders who a�er destroying Surfers
Paradise, Noosa Heads and Byron Bay decide to go south and destroy the
ambience of Yamba. Why not focus on rebuilding Gra�on which has space to
develop and more infrastructure? Coastal towns are already vulnerable with
climate change. This is a terrible idea and would ruin Yamba.
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I grew up visi�ng Iluka as a child on family camping trips. Fast forward 35-40 years
and I now enjoy visi�ng our family that now choose to live there with my own
family.
I object to the proposed re zoning of Iluka for R3 medium density housing. How is
this proposal going to help with more affordable housing? Where the re zoning is
being proposed is in the oldest area of Iluka that has heritage listed buildings. The
nega�ve affect this would have on our community would be huge. As you are
already aware there was a whole sub division passed recently that has 143 blocks.
Our infrastructure is already under pressure and the extra traffic in the busy
holiday seasons is having a detrimental impact on our roads and wildlife. It seems
that all councils rush through re zoning and developments without any thought on
the long term affects for communi�es. Iluka is unique in its geographical loca�on,
with world heritage rainforest, flora and fauna. That’s why people love Iluka and
want to live and visit here! 
Please protect beau�ful Iluka and keep it the quiet peaceful fishing village it is
trying to maintain for all present and future residents and visitors to enjoy for
years to come!!
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limited services in
the area.
The local character and natural amenity of Iluka will be changed
forever.

Please upload
any addi�onal
suppor�ng
documents

 





The local character and local amenity or Iluka will be change for
ever.
Im one of many re�red residents of Iluka, that relies on leter box
informa�on, as I don't own a computer or do social media.

Please upload any
addi�onal suppor�ng
documents

 





very litle infrastructure or shops to support the increase in popula�on which
this would bring. Please reconsider for all our sakes.

Please
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atract working aged / young families in order for our region to con�nue to
prosper and provide essen�al services.
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anywhere in Iluka, let alone close to the river.
The proposed changes would not provide affordable housing solu�ons
due to the premium cost of the land in the proposal. There are other
areas including Birrigan Estate, where low level affordable housing
op�ons would be available. Woombah is also a more obvious area.
There is no economy or services to support addi�onal employment and
limited services in the area.
The local character and natural amenity of Iluka will be changed forever.

Please
upload any
addi�onal
suppor�ng
documents
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Dear Councillors, The proposed strategy of building townhouses on waterfront
proper�es that already have family homes built on them and is the most expensive
real estate in Iluka and also on Spencer Street that has heritage listed homes will not
create affordable housing the proper�es along Queens Lane are already valued at



e
nt
s

Millions of dollars. To purchase them and demolish then re-build townhouses 12
meters high will have a price tag beyond any average income earner or re�ree they
will be for investors to purchase and rent out to tourists at high prices there will be
no affordable housing there at all. Iluka has a new estate called Birrigan there was
supposed to be 142 lots released with stages 1 ,2 ,3 ,4, 5, 6 . Over 2 years 5 homes
have been build only 16 lots sold in stage 3 s�ll more than half of that stage are for
sale and they have decided not to go ahead with stages 4, 5, 6 plenty of land
available to build town houses the council just has to re-zone and the building code
needs to be changed. There are many homes empty in Iluka as they were built or
purchased many years ago for holiday homes . During the 6 years i have lived and
re�red here i have seen many people/ families move out of town as there is no
employment here in Iluka. And there is no affordable housing if you are not
employed so by building expensive million dollar town houses how do you class
them as affordable housing this is the worst Housing Strategy proposal i have ever
read and is not for Iluka .

Pl
e
as
e
u
pl
o
a
d
a
n
y
a
d
di
�
o
n
al
s
u
p
p
or
�
n
g
d
o
c
u
m
e



nt
s

 





There is no economy or services to support addi�onal
employment and limited services in the area
The local character and natural amenity of Iluka will be changed
forever

Please upload any
addi�onal suppor�ng
documents

 





* there is no economy or services to support addi�onal
employment and very limited services in this area
* the local character and natural amenity of Iluka will be
changed forever

Please upload any
addi�onal suppor�ng
documents

 





* the local.character and natural beauty of Iluka will be
changed forever

Please upload any addi�onal
suppor�ng documents

 







any luck, Both were unavailable. Also went through Councils switch on
20th Dec, with the same answer .

Please
upload any
addi�onal
suppor�ng
documents
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Please do not take our houses away. Locals have lived in these homes many of
years, family, friends and memories of many genera�ons are on these blocks. I
will not support the councils wishes to take these houses down for a housing
strategy. If they need houses to build, why not consider the newly made blocks
of land, created for the sole purpose of building houses. Why take the already
established houses from people. This is not a solu�on to your problem, only a
cheaper one. If you really wish to help, expand your “budget” and use the land
that is there to use. 
Thankyou for reading.

Please
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d any
addi�
onal
suppo
r�ng
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ments

 





excellent: and we would be more than happy to speak with any staff who
would like to know any details about affordable housing elsewhere.
Lorri and Glenn Brown

Please
upload any
addi�onal
suppor�ng
documents

 





Ancourage and Woombah.
There is no economy or services to support addi�onal
employment and limited services in
the area.
The local character and natural amenity of lluka will be changed
forever.

Please upload any
addi�onal suppor�ng
documents
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I strongly object to the proposal to rezone Queen Lane,Iluka to R3 Medium Density,
maximum building height of 12 metres (four stories) and to prohibit future dwelling
houses in this area.I object on the following grounds:
There has been no consulta�on with me or any of my neighbours in Queen Lane.
The erec�on of four storey unit/townhouse blocks along the foreshore of Iluka Bay
will destroy the charm and amenity of the area,the very quali�es that atracted us
and most residents to Iluka.
This concept is contrary to most of the principles set out in Council's 2011 DCP with
regard to shading of adjoining proper�es,privacy and outdoor public spaces.At 48
Queen Lane our site faces South South West and, due to a two storey house on the
eastern side, our property sees no sun ( in winter) un�l 9-9.30am when the sun
rises above the 5.5 metre high rear shed.Un�l the sun hits the northern side our
house is dark and cold.If the building next door was 12 metres high we would see
no sun un�l at least midday necessita�ng the use of ligh�ng and gas or electric
hea�ng for several hours each day.Addi�onally,all of our 6.6KW of solar panels
would be shaded for most of the day and we would have no privacy in our
garden/lawn area with four storeys of windows looking down on us.As all of the
blocks in Queen lane face the same direc�on and are rela�vely narrow there could
eventually be a row of tall ugly buildings,all shading each other,dark,cold and
energy inefficient,limited privacy,limited open areas,limited parking and difficult
access via a narrow poorly maintained lane.
These units will not be either atrac�ve or affordable to residents due to current
land values and development costs.Most will be purchased by investors for holiday
rentals and will not add to the housing supply.
Queen Lane is the wrong area on which to enforce this medium density 12m height
zoning.Dual occupancies YES,mul�ple occupancy 2 storey townhouses YES.Four
storey unit blocks NO.
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Comments SEE ATTACHED

Please upload any additional 

supporting documents 
The Draft Strategy states.docx
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The Draft Strategy states “the vision is for housing in the Clarence Valley to be:

� appropriately located, to reduce the risk of natural hazards, optimise the use of existing 

infrastructure, and minimise environmental and amenity impacts;

� designed to be consistent with the desired character of the area, ecologically sustainable and 

resilient to natural hazards; and

� diverse, affordable and adaptable to respond to the diverse demographics of our community, 

including young people, seniors and particular groups in need.”

 

My objections to the Clarence Valley Draft Local Housing Strategy and Affordable Housing Policy 

include:

 

Further increases in population in Yamba as outlined in Council’s Draft Housing Strategy and 

Affordable Housing Policy (152 dwellings on Yamba Hill and CBD shop top housing) will exacerbate 

the following, whether occurring during natural disasters or not:

 

a) Increasing adverse impacts on the amenity and lifestyle of residents and this is currently, mainly 

due to the approved developments and the filling of the Yamba floodplain.

 

b) Yamba’s infrastructure is currently unable to keep pace with the increasing population.

 

c) Yamba’s road network is unable to cope, particularly during holiday periods. Traffic flow is often 

impeded and congested causing increased bottlenecks due to the town’s inefficient road network 

and with only one road in and out of town.

 

d) Difficulties will inevitably continue to increase in relation to servicing residents, burdening the 

availability of goods and services, access to shops and availability of parking spaces, access to 

support care and medical and health treatment, access to schools and recreation and leisure 

facilities, risks to water supply, power outages causing health stress and food wastage, internet 

outages, sewer pumps failing, transport services paused and safe evacuation and potential risk to 

life.

 

e) The proposed diverse mix of infill housing options for Yamba Hill (premium town houses, 

residential flats and multi-dwelling housing (12m high)) and the CBD (including apartments above 

shops (18m high)) will not serve to protect and enhance the unique character of Yamba. Nor will it 

create vibrant, sustainable and resilient urban neighbourhoods as it will just be increasing the 

population and density of housing.
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f) The Strategy mentions sale prices of dwellings in Yamba are higher than most in Clarence Valley 

Local Government Area (LGA) and “Yamba has proportionally more residents receiving government 

benefits or allowances as their main source of income”. The Policy states “Affordable housing must 

be made available to very low, low and moderate income households”. Housing stress may 

contribute to an increased demand for affordable housing, however the locations identified on 

Yamba Hill and the CBD are unsuitable and unfeasible as Yamba is one of the highest priced areas in 

this LGA.

 

g) Residents will continue to be isolated during stormwater and riverine flooding as the one road in 

and out and other roads in the network, become flooded and close without adequate warning for 

evacuation.

 

h) It appears CVC and State Planning Departments have failed in their duty of care to Yamba 

residents.

 

All in all, the infrastructure in Yamba is overloaded and will inevitably only become worse potentially 

causing disgruntled residents. Yamba is not well served by supporting infrastructure and services.
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

To whom it may concern,

Obviously in Iluka at the moment there is growing concern among 

the local community for the proposed change to legislation 

regarding dwellings in Iluka. I have read through the proposed 

plan and even though It looks like u mean well it’s quite obvious it 

is nothing but an elaborate plan for developers to come in and 

destroy a very sensitive and flourishing community. Planning to 

zone land for towns houses along the river will contribute 0% 

towards affordable housing within the community. It will contribute 

0% to the aging population as high density housing is not even 

appropriate for the elderly nor can most normal people afford 

water front property. How do u propose affordability? Iluka was 

and is still affordable for renting (not so much for buying 

anymore). Proposing higher density living in Iluka is going to 

make prices go up no doubt about it. Not only that but iluka does 

not have the infrastructure to support a growing population. This 

raises the next question of what that proposes for the 

development of the rest of the community?? We do not want it. I 

like that there are no shops here, no high rises, tourists come 

here because they like the town how it is. If they wanted Yamba 

they would go there. Please value and hold some respect for the 

area and it’s people. This is not ok. Once iluka is gone it will never 

get back to how it was and that will be a crying shame. I state 

again making way for town house dwellings on the most 

expensive land in Iluka or anywhere in Iluka will not make housing 

more affordable (how stupid do u think we are) all it makes it is 
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more desirable to people with money who have no respect or love 

for the area. Please keep your high density plans for areas that 

can already handle the growth and for places who want the 

growth. this is where WE live and we do NOT want it. 

Please 

upload 

any 

additional 

supportin

g 

document

s 

Iluka.pdf
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To whom it may concern,  
Obviously in Iluka at the moment there is growing concern among the local community for the 
proposed change to legislation regarding dwellings in Iluka. I have read through the proposed plan 
and even though It looks like u mean well it’s quite obvious it is nothing but an elaborate plan for 
developers to come in and destroy a very sensitive and flourishing community. Planning to zone land 
for towns houses along the river will contribute 0% towards affordable housing within the 
community. It will contribute 0% to the aging population as high density housing is not even 
appropriate for the elderly nor can most normal people afford water front property. How do u 
propose affordability? Iluka was and is still affordable for renting (not so much for buying anymore). 
Proposing higher density living in Iluka is going to make prices go up no doubt about it. Not only that 
but iluka does not have the infrastructure to support a growing population. This raises the next 
question of what that proposes for the development of the rest of the community?? We do not want 
it. I like that there are no shops here, no high rises, tourists come here because they like the town 
how it is. If they wanted Yamba they would go there. Please value and hold some respect for the area 
and it’s people. This is not ok. Once iluka is gone it will never get back to how it was and that will be a 
crying shame. I state again making way for town house dwellings on the most expensive land in Iluka 
or anywhere in Iluka will not make housing more affordable (how stupid do u think we are) all it 
makes it is more desirable to people with money who have no respect or love for the area. Please 
keep your high density plans for areas that can already handle the growth and for places who want 
the growth. this is where WE live and we do NOT want it.  
Yours sincerely   
Candice Bale   
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I object to the proposed re zoning of Iluka for R3 medium density housing. How is
this proposal going to help with more affordable housing?Where the re zoning is
being proposed is in the oldest area of Iluka that has heritage listed buildings. The
nega�ve affect this would have on our community would be huge. As you are
already aware there was a whole sub division passed recently that has 143 blocks.
Our infrastructure is already under pressure and the extra traffic in the busy
holiday seasons is having a detrimental impact on our roads and wildlife. It seems
that all councils rush through re zoning and developments without any thought on
the long term affects for communi�es. Iluka is unique in its geographical loca�on,
with world heritage rainforest, flora and fauna. That’s why people love Iluka and
want to live and visit here! 
Please protect beau�ful Iluka and keep it the quiet peaceful fishing village it is
trying to maintain for all present and future residents and visitors to enjoy for
years to come!!
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My objec�ons, in point form for the purpose of condensa�on follow.
- Iluka already has many R3 allotments. Further R3 zoning will destroy the
village feel and amenity of the town.
- The Birrigan development is under subscribed, plenty available for
housing.
- The proposal for Queen Lane will allow 2 and 3 story development which
would presumably be for holiday accommoda�on which does nothing for
affordable housing and also congests the bay front and Queen Lane. 
-Queen Lane is just that, a laneway, already busy with limited opportunity
for, and difficult access to off-street parking.
-Queen Lane allotments are generally small and fully u�lised.
Clarence Valley Council should review the community communica�on and
consulta�on model used. Apparently there has been consulta�on with
those who are to gain most from the proposal (developers and real estate
agents), while barely considering the views of those who stand to lose most
(community members, ratepayers).
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traffic to Queen Lane (lane not street) during construc�on and forever
a�er. Noise, vehicular access and road safety will be ongoing problems. It
is a lane. There is litle room for error.
4) our river's natural frontage and green space and na�ve trees will be
minimised in favour of brick, mortar and cement. Wildlife (kangaroos,
echidna, water dragons, local birds, visi�ng waders) will be nega�vely
impacted.
5) will these units really be 'affordable' to residents?
6) what comes first, infrastructure or popula�on?
Thank you. I look forward to further correspondence.

Please upload
any addi�onal
suppor�ng
documents

 





for very-low, low and moderate income households?
Moderate income households may have a chance but very-low and
low, no hope. 
Forget the cost for a minute, they're proposed to be 12 metres
(generally 5+ stories). Doesn't that go against the character and
charm of Yamba and historically built housing like The Sands. 
The proposed shop-top housing of 18 metres (generally 6 stories) in
Yamba's CBD would also be detrimental to the towns character. 
Any new construc�on of shop-top and townshouses housing should
not exceed 3 stories to maintain the towns character and charm.
Which is a draw card for visitors and local residents. 
I cannot see how Council can regulate/enforce affordability of any
dwellings located in Yamba's CBD and 'top of town'. 
Overall, I do NOT agree with the construc�on of 5+ stories of shop-
top housing and townhouses in Yamba's CBD or con�nues filling for
dwellings in WYURA. 
Regards.

Please upload any
addi�onal
suppor�ng
documents

 





would prohibit our cooling sea breeze from reaching our town centre.
3. Iluka does not have adequate parking for so many people moving to
the proposed areas.
4. Iluka is accessed by one road in and out from the highway, and there
are various and numerous �mes that it has been cut off and isolated (eg
bushfires, severe weather etc)
5. Medical facili�es are inadequate for the current popula�on. This
situa�on would worsen if this development were to go ahead.
6. It makes no sense to build “affordable housing” in some of the most
prime real estate in the town. 
7. Some op�ons already available or possible could be the vacant land at
Birrigin, Woombah Woods Cabins. 
8. If all levels of government could find a way to free up short term
rentals (such as Air B&B) and convert to long term rentals, this would
add a significant number of dwellings to the pool. This proposal was not
communicated very well to the local community. 
9. Iluka is a small town with limited resources, but during peak periods
can’t keep up with the influx of people and their needs. This would only
increase if higher density housing was approved.
Thank you

Please upload
any
addi�onal
suppor�ng
documents
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Iluka lacks many resources and u�li�es that other small towns in the Clarence Valley
possess. While only 34 new houses are intended to be developed this will expand as
the proposal is for a minimum of 4 townhouses to be built on each block. The Birrigan
Estate is also expected to have approximately 140 houses built in the estate and this
will increase Iluka's popula�on considerably and place further pressure on the limited
resources in Iluka. However, currently only 4 houses have been built in this estate.
The Council should ensure this estate is populated before developing other areas in
Iluka. Furthermore, the areas iden�fied for development in the policy (Queens Lane,
Spenser Street, Charles Street) are some of the most affluent streets in Iluka. This
does not correlate with an affordable housing policy as presented by the Clarence
Valley Council. The Birrigan Estate would be a far beter op�on, however, many
cannot afford to buy and build on these blocks due to cost. If the Council is serious
about this being an affordable housing policy they should ensure that the proper�es
to be developed will be affordable for those on low incomes. The proposed
development sites do not adhere to this criteria and would not be affordable for the
majority of people residing in Iluka. The increase in building height will destroy the
aesthe�cs of Iluka. To increase the height by another storey would see exis�ng
houses dwarfed by the new buildings and devalue these exis�ng homes. Iluka is also a
vulnerable town to hazards, par�cularly bushfire. Increasing the popula�on would
requiring increasing its ability to adequately support the community in emergency
situa�ons. There has been no provision in this policy for such events and it is
impera�ve when dra�ing such a submission that issues such as these are iden�fied
and made a considera�on in planning.
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Iluka is a unique and diverse community; people love with a deep 

passion for its natural beauty. The proposed rezonings along the 

river, setting precedents for 4-storey high townhouse 

developments, will totally undermine the character and feel of this 

place. It’s a reflection that my community itself hasn’t been 

consulted, apart from real estate agents and developers, who 

stand to profit largely from it.... 

You can’t honestly tell me their main concern is 'affordable 

housing’. This will get the changes through, then the townhouses 

will be sold to the highest bidder. It’s the nature of the beast. 

Seriously. Such an act would flow on, increasing rates for folks 

who own their homes, but aren’t necessarily affluent, and a 

populace of renters, including folks who’ve grown up here and 

relative newcomers like me, who would be pushed out as prices 

rise. 

Land of bland, indeed greed, is this what council really wants to 

encourage? There’s already a plethora of areas on the road to 

this, please don’t let Iluka become another! SOS!

Myself and others, both like, and different to me, will potentially 

become refugees, the thought is devastating. Older residents, 

young families, fishermen and creatives amongst the range of 

people potentially affected.
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How can further development be proposed when the Birrigan 

Estate is still virtually empty? Why not build here, where land has 

already been cleared, and it won’t impact either visually the river 

front utilised by many folks, or environmentally with proximity to 

the precious World Heritage Listed Littoral Rainforest? It just 

doesn’t seem to add up? Is this the beginning of the end, 

camouflaged as ‘’affordable housing’’ and therefore ethical?

Please, consider carefully any decision making around this 

rezoning, I feel strongly it will create a portal into the kind of reality 

seen in areas where the soul has been ripped from them. Been to 

Byron Bay lately? Avoid it like the plague these days myself.....

Kindly, Chloe Pringle

Please 

upload 

any 

additional 

supportin

g 

document

s 

Iluka is a unique and diverse community.pdf
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Iluka is a unique and diverse community; people love with a deep passion for its natural beauty. The 
proposed rezonings along the river, setting precedents for 4-storey high townhouse developments, 
will totally undermine the character and feel of this place. It’s a reflection that my community itself 
hasn’t been consulted, apart from real estate agents and developers, who stand to profit largely from 
it.  

You can’t honestly tell me their main concern is affordable housing’. This will get the changes 
through, then the townhouses will be sold to the highest bidder. It’s the nature of the beast. 
Seriously. Such an act would flow on, increasing rates for folks who own their homes, but aren’t 
necessarily affluent, and a populace of renters, including folks who’ve grown up here and relative 
newcomers like me, who would be pushed out as prices rise.  

Land of bland, indeed greed, is this what council really wants to encourage? There’s already a 
plethora of areas on the road to this, please don’t let Iluka become another! SOS! 

I came here as a rent refugee from a place where exactly the process being birthed with this 
proposal, if carried through, completely reconfigured the community, and not for the better.  

In Suffolk Park there was a development passed next to the BP station, as affordable housing, to 
contain a percentage of Department of Housing townhouses, which curiously all ended up being sold 
privately to highest bidders, once the DA was approved. There’s a misalignment of purpose here 
between, developers and the folks who dwell in and steward such lands. I feel the lack of 
consultation and Christmas pushing through of these changes reflects this. Who do our councillors 
represent? 

I am a Department of Housing subsidised client, on the DSP, someone who requires affordable 
housing. Yet this doesn’t define me here. I am currently working towards my 3rd feature artist slot at 
The Iluka Emporium in November, featuring plants and animals of this place, where I have been given 
the opportunity to live beyond labels and contribute something back.  

If rents were to rise, I and others, both like, and different to me, will potentially become refugees, the 
thought is devastating. Older residents, young families, fishermen and creatives amongst the range 
of people potentially affected. 

How can further development be proposed when the Birrigan Estate is virtually empty? Why not 
build here, where land has already been cleared, and it won’t impact either visually the river front 
utilised by many folks, or environmentally with proximity to the World Heritage Listed Littoral 
Rainforest? It just doesn’t seem to add up? Is this the beginning of the end, camouflaged as 
‘’affordable housing’’ and therefore ethical? 

Please, consider carefully any decision making around this rezoning, I feel strongly it will create a 
portal into the kind of reality seen in areas where the soul has been ripped from them. Been to Byron 
Bay lately? Avoid it like the plague myself. 

Kindly, Chloe Pringle 
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should be considered as well as the impact of flooding if sea levels are
to rise in the near future and Yamba is surrounded by waterways and
Na�onal parks.
4. Traffic flow, roads and bridges are insufficient now, an increase of 152
dwellings would see at least 100 more vehicles moving through town.
5. The town has a good balance of tourism and permanent residents, it
is tourism which largely drives the local shops, a change to the balance
of that would make it like Parramata Rd- apartments and shops- not in
keeping with the culture.
6. The existence of infrastructure like hospitals, industry and schools
means that popula�on growth should be concentrated around the large
centre of Gra�on, not Yamba or Maclean which lack such facili�es.

Please upload
any addi�onal
suppor�ng
documents
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Dear Sir/Madam,

As property owners and residents we take this issue very 

seriously, and thank you for the opportunity to comment on the 

Strategy & Policy.

Please find below our objectional submission in relation to the two 

above-mentioned documents.

Increasing pressures on existing zoned areas for increased 

redevelopment and higher densities may exist, but does not 

automatically mean they must be satisfied.

DEMAND FOR DEVELOPMENT DOES NOT MEAN WE MUST 

DEVELOP

There is no need to zone any more of Yamba Hill as R3 and a far 

more pressing urgency is to maintain the character and amenity of 

this last remaining R2 area for the benefit of present and future 

generations.

Our objections focus around the proposed rezoning of Yamba Hill 

to R3 Medium Density Residential (12 metre height of building) 

and the proposed increase in building height in the Yamba Centre 

(18 metre height of building).
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In summary, our objections are based on:

� Maintaining the character of Yamba;

� Visual impact;

� Social needs must be considered;

� Increased noise;

� Exacerbation of the traffic, traffic noise and parking congestion;

� Inadequacy of infrastructure and roads;

� Overshadowing and loss of Views;

� Reduced residential amenity;

� Access to air, light and sun and loss of sea breezes;

� Yamba Hill Controls (DCP 2011);

� Consideration of State Planning Policies;

� Using hindsight as your foresight; and,

� Higher rates and taxes.

YAMBA IS UNIQUE, LETS KEEP IT THAT WAY

Please find attached our full submission, uploaded through the 

upload box.

Regards

Geff & Therese

Please 

upload 

any 

additional 

supportin

g 

20231219 CRAMB Grafton Submission CVC Draft LH Strategy 

AH Policy.pdf
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19 December 2023 
 
General Manager 
Clarence Valley Council 
 
By email: council@clarence.nsw.gov.au 
 
Dear Sir/Madam 
 
Re: Draft Local Housing Strategy (the Strategy) and Draft Affordable Housing Policy (the Policy) 
 
As a property owner in Grafton I take this issue very seriously, and thank you for the opportunity to 
comment on the Strategy & Policy. 
 
Please find below my objectional submission in relation to the two above-mentioned documents. 
 
Increasing pressures on existing zoned areas for increased redevelopment and higher densities may 
exist, but does not automatically mean they must be satisfied. 
 

DEMAND FOR DEVELOPMENT DOES NOT MEAN WE MUST DEVELOP 
 
There is no need to zone any more of Yamba Hill as R3 and a far more pressing urgency is to 
maintain the character and amenity of this last remaining R2 area for the benefit of present and 
future generations. 
 
The proposed placement of infill development (e.g. premium town houses, residential flats and 
multi-dwelling housing) amongst the suburban Yamba Hill area is a major concern. Yamba is in 
danger of becoming another anonymous, homogenous coastal town. 
 
My objections focus around the proposed rezoning of Yamba Hill to R3 Medium Density Residential 
(12 metre height of building) and the proposed increase in building height in the Yamba Centre (18 
metre height of building). 
 
People bought and now reside in the Yamba Hill area based on a faith in Council to preserve their 
lifestyle. That faith is well and truly shaken by this proposal. 
 
Council should take the opportunity presented to develop a long term plan for Yamba (in association 
with permanent residents) which establishes a long term vision for the area and puts in place 
policies and controls which will ensure that long term community objectives are not able to be 
derailed in future by short term economic considerations by absentee developers. 
 
 

YAMBA IS UNIQUE, LETS KEEP IT THAT WAY 
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In summary, my objections are based on: 
 

 Maintaining the character of Yamba; 
 Visual impact; 
 Social needs must be considered; 
 Increased Noise; 
 Exacerbation of the traffic, traffic noise and parking congestion; 
 Inadequacy of infrastructure and roads; 
 Overshadowing and Potential Loss of Views; 
 Reduced residential amenity; 
 Access to air, light and sun and loss of sea breezes; 
 Yamba Hill Controls (DCP 2011); 
 Consideration of State Planning Policies; 
 Using Hindsight as your Foresight; and, 
 Higher Rates and Taxes. 

 
My detailed comments on the above issues are provided below. 
 
 
Character of Yamba 
The character of Yamba would change with a change in zoning of Yamba Hill to R3 Medium Density 
Residential. The village-character and charm of Yamba is one of its main attractions and is one of the 
features Council should be working to retain. A change in the rezoning from Low Density Residential 
[R2 / 2(a) / 9 metre – 2 storey] to Medium Density Residential [R3 / 2(b) / 12 metre – 3 storey] would 
result in a density of development that is out of keeping with the town’s character. The ‘village 
atmosphere’ and ‘Yamba’s character’ are important assets to attract holiday makers and also for 
permanent residents. It would be desirable to retain Yamba’s heritage and to keep Yamba unique.  
 
The ‘weekender’ style of housing is fast disappearing even though this is one of the main attractions 
for tourists to the area. 
 
Only residential housing is allowed under the existing zoning, which is a driving reason people have 
bought and settled in the area. Many people bought in this area because of the current R2/2(a) 
zoning and renovated accordingly. 
 
You only have to look at the developments at number 4 (Seacrest) and 6 (Zinc) Henson Lane, to 
illustrate what the detrimental effects infill development have on the streetscapes, character and 
amenity, overshadowing, loss of views, access to air, light and breezes and reduction in privacy of a 
neighbourhood. These infill developments look and feel like the Gold Coast, Tweed Heads or Coffs 
Harbour which is not a good look – especially for Yamba. The character of the eastern end of Henson 
Lane has changed irrevocably. 
 
 
Visual Impact 
The visual impact of infill development 12 metres high on the hill, would be disastrous when viewed 
from the flat. The Yamba Hill area has a significant visual amenity that is worth preserving, including 
being seen from the beach and ocean. 
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Social needs must be considered 
Social change will occur with a change in housing type. 
 
The current R2 Low Density Residential provides a housing choice in the area and creates a housing 
mix that is part of the character and charm of Yamba. A change to more infill development could 
have the potential for social and community impacts, i.e. with a greater number of short-term and 
holiday rental units in the area there would be a smaller permanent population to sustain local 
businesses and community involvement in local activities. There would be empty units for much of 
the year, and a rapid escalation of rowdinesss and traffic in holiday season. 
 
Denser infill development adjacent to single dwelling houses, is not appropriate. 
It would lead to loss of amenity for single storey residences, forcing redevelopment. 
 
 
Noise 
Infill development will bring noise, especially in holiday time. 
 
 
Traffic and parking 
Increased traffic, traffic noise and parking issues associated with proposed infill development (e.g. 
premium town houses, residential flats and multi-dwelling housing) is a major concern. 
 
The streets in the Yamba Hill area are too narrow to allow medium density development. 
 
Narrow streets not coping with additional traffic and an increase in on-street parking, particularly 
during weekends & holiday times is a real concern. There are plenty of examples of the existing 
Development Controls requirement(s) for the provision of car parking spaces in developments in 
Yamba e.g. in Development Control Plan, being relaxed by Council in the approval process. 
 
Traffic and parking issues are exacerbated when Council parking signs are ignored. Indiscriminate 
parking is not policed by Council (Rangers) to try and address and redress the problem. 
 
Below are just two examples of the issues faced in Church Street over the years. They illustrate that 
the narrow streets soon reduce to a single lane down the middle of the street if cars are parked on 
either side, which will only get worse with a higher density of living.  
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21 January 2023: Church Street Yamba – looking west 
 

 
15 March 2020: Church Street Yamba – looking west 
 

Version: 1, Version Date: 20/12/2023

Document Set ID: 2569586



Inadequacy of infrastructure and roads 
Yamba’s infrastructure is currently unable to keep pace with the increasing population. 

 
Yamba’s road network is unable to cope, particularly during holiday periods. Traffic flow is often 
impeded and congested causing increased bottlenecks due to the town’s inefficient road network and 
with only one road in and out of town. 
 
If the proposal was supported there will be an increase in demand for limited services which is not 
environmentally sound e.g. limited water supply, decrease in water pressure, the lack of water etc. 
 
 
Overshadowing and loss of views 
Loss of views and overshadowing are concerns if the height limits are increased. 
There will undoubtedly be a loss of residential amenity for single houses if infill development occurs. 
For example infill buildings in Link Street, would increase the overshadowing in Harwood Street. 
 
 
Access to air, light and sun 
Infill development will decrease access to air, light and sun. 
A loss of sea breezes will occur. 
 
 
Yamba Hill Controls 
The Strategy omits a ‘Specific DCP Controls’ that would appear to be incompatible with the proposal. 
 
Annexure 4 – Planning Interventions of the Strategy detail the recommended targeted planning 
control amendments to be pursued to encourage compatible and resilient infill housing in Yamba 
(specifically Page 152).  
 
Part W of the CVC Residential Zones DCP 2011 (23 December 2011) details the Yamba Hill Controls, 
for an area which includes all of Yamba Hill as described in the Strategy. The Yamba Hill Controls 
apply to all development, including dwelling houses, dual occupancies, attached dwellings, multi 
dwelling housing, residential flat buildings, semi-detached dwellings and serviced apartments. 
 
Development controls for Yamba Hill in Part W include: minimum site areas; maximum height 
controls; shadow diagram requirements; and, car parking. 
 
Part W implemented as per the CVC Residential Zones DCP 2011, would be incompatible with the 
Strategy. Part W should be maintained and upheld by Council as was intended by its insertion into 
the CVC Residential Zones DCP (2011). 
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I have taken the liberty of copying the Executive Summary of this 

Local Housing report and making comments against each of the 

points made - see the attached file. As far as the Affordable 

Housing policy goes, I do not believe it is a council responsibility 

at all and should be left to higher levels of government.

Please 

upload 

any 

additional 

supporting 

document

s 

CVC Local Housing submission.docx
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Local Housing

The draft strategy establishes the demographic, housing and affordability context to gain an 

understanding of local housing needs. Key findings are summarised below: 

 In recent years, we have experienced greater than expected housing demand resulting in a lack of 

housing availability and increasing housing costs, and this is likely to continue in the coming decades. 

You never know what federal govt immigration policy will be nor birth rates (which primarily depend 

on economic factors.  NOT OF ANY SIGNIFICANCE IN COUNCIL PLANNING.

 There is sufficient residential zoned land in the Clarence Valley LGA to accommodate forecast 

demand, but not all land that is currently zoned for housing can or will be developed. There are 

issues with activating latent zoned supply to bring housing ‘to market’ due to barriers such as 

infrastructure provision and servicing, development feasibility, land-banking and environmental 

constraints. 

Again, no issues, plenty of appropriate land available, just the cost of infrastructure is an issue, let 

the developer pay the lot?  COUNCIL CAN FIX THIS ITSELF.

 There is also a mismatch between the housing that is needed by our diverse population and what 

is provided in existing and new housing. There is a growing need for more diverse and affordable 

housing to better meet current and future needs, including smaller homes and housing for students, 

older people, and key workers, but delivery of diverse and affordable housing is a significant 

challenge. It is unlikely that the market alone will adequately respond to the challenge. 

Disagree, you buy what you can afford and what you need/ want.  Many elderly living in e.g. Yamba 

don’t want 1 or 2 bedroom smaller homes, they want lots of space for when the family visits during 

school holidays.  And why on earth would any person look to move to something new anyway when 

the on costs (stamp duty, real estate and legal fees, moving fees etc) are so high, the simple solution 

if council wants older people to get out of big homes is to provide them with appropriate cost savings 

to move)! SO BALL IN STATE GOVT COURT, NOT A COUNCIL ISSUE AT ALL.

 Most local housing continues to be delivered in the form of large, detached dwellings. The lack of 

smaller dwellings means one or two person households have few options, whilst the low supply of 

rental housing and tight vacancy rates mean some households cannot find a home. This situation 

places certain residents at risk of homelessness or forces them to live in substandard housing, 

including dwellings that are overcrowded.  

As stated before, individuals wanting new housing design and build what they want, it’s only spec 

homes that are built to pre-determined 250sqm+ mini-mansions because they’re easier to sell!  Low 

supply of rental housing is an economic issue, poor returns means investors go elsewhere, who on 

earth wants tenants and the associated problems that come with them? BALL IS IN FEDERAL GOVT 

COURT, NOT A COUNCIL ISSUE AT ALL.!

 A lack of housing diversity in terms of housing types, size, tenure and price, is a serious issue that 

will worsen over time if the types of housing that are supplied, predominantly large, detached 

houses, do not change to meet changing housing needs. 

Again, I see this as a distraction and is not necessarily true; people build what they want/need/can 

afford, nothing more, nothing less! NOT A COUNCIL ISSUE AT ALL.
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 Smaller, accessible dwellings that are located close to centres and services are needed to house 

Clarence Valley’s ageing population and to provide appropriate accommodation for smaller 

households. There are also broader environmental, social and economic benefits of minimising 

urban sprawl in favour of more compact growth patterns.  

Disagree, many people dislike living close to busy centres, if the aging population cannot get to 

where they need to go then that’s a public transport issue, it seems pointless to build homes for 

people who struggle to walk right next to shops etc?  A PUBLIC TRANSPORT issue, not a housing 

issue?

 Despite the high and growing need for diverse housing including smaller dwellings and higher 

densities, external factors and market demand is resulting in continued development of large single 

dwellings in the Clarence Valley. There is also ongoing demand for rural residential housing which 

needs to be balanced with the need to manage environmental constraints and protect agricultural 

productivity. 

Surely normal economic forces ensure demand matches supply?  The building industry build either 1. 

Purpose homes designed by the owner, or 2. Species they can sell, if they can’t sell small houses they 

don’t build them?  Leave the market free, nothing is worse in my opinion than government 

attempting to influence a market, when they do so there are often unintended consequences.  

NOTHING TO DO WITH COUNCIL.

 Prioritising infill development in existing areas such as Grafton and Yamba could improve the 

efficiency of infrastructure and service delivery and support improved housing diversity and 

affordability. However, to date, current planning policies and mechanisms to encourage diverse and 

affordable infill housing have had limited impact due to market forces. 

Nothing is worse as a strategy in my opinion than infill of established areas.  To me this destroys the 

existing amenity of the area that’s already there, nobody wants nearby parks and gardens destroyed 

for housing, nobody wants high rise buildings right next door.  COUNCIL SHOULD ACTIVELY 

DISCOURAGE INFILL, ACTIVELY DISCOURAGE “GROWTH’, THE DISTRICT WILL BE ALL THE BETTER THE 

FEWER HUMANS INHABIT IT!

 Recent events have highlighted that many people’s needs are not being met by the private 

housing market, particularly the rental market. This situation is exacerbated by short term rental 

accommodation reducing availability of longer-term rentals.

Council has had many opportunities to limit the spread of AirBnB’s etc for the short term holiday 

letting market, in particular in Yamba, yet have refused to bite the bullet and force these ex-long-

term rental houses to obey their zonings – nothing is worse for adjoining neighbours than so-called 

party houses appearing all over residential areas! COUNCIL CAN FIX THIS THEMSELVES.

  The LGA’s housing market is vulnerable to spikes in demand caused by seasonal or temporary 

workers and tourism. While both are important for the local economy and productivity, these can 

negatively impact on housing supply and affordability.

It is self evident that tourist areas have lots of holiday housing, surely in areas zoned for same that is 

what is needed to support the local tourist economy.  NOT AN ISSUE AT ALL.
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In terms of the overall land use planning approach for the next 5-20 years, it is anticipated that new 

development (greenfield housing) in the Clarence Valley will continue as the dominant form of new 

housing.

Good, so it should be.

However, increasing the share of housing that occurs in the established urban areas (infill 

development) is also important, as this will maximise the use of existing infrastructure and provide 

access to a range of existing services and facilities. 

Disagree strongly, there is plenty of land, council seems to want to force people to all live very near 

each other and I see that as socially unacceptable.  What this is really saying is council has 

squandered o much money on nonsense over the years it cannot afford, without huge rates 

increases, to provide appropriate infrastructure to new housing estates.  That being the case, clearly 

the developer has to pay the costs, and eventually the consumer will continue to suffer through high 

land prices.  COUNCIL REAPS WHAT IT HAS SOWN?

In the short to medium term, encouraging compatible and resilient infill housing in Grafton, South 

Grafton, Yamba, Maclean and Iluka can provide more housing options with good access to public 

transport, parks, shopping, schools and important social infrastructure.

Strongly disagree. To get more people in a confined area means either the standard 700sqm+ block 

gets 2 homes on it instead of the existing one, we build more units in suburbia, we build in existing 

open spaces etc etc.  Meanwhile, our existing road systems cannot cope with this big influx of road 

users.  Insofar as public transport goes, far as I’m concerned if you need public transport to get 

around you go live in a big city, it is unaffordable in the general Clarence. 

This can encourage a greater diversity of housing products, including townhouses and apartments 

above shops. These can provide housing forms suitable for the ageing population, households 

seeking to ‘downsize’ or locate close to employment opportunities and entry points for young 

people and families to enter the housing market. 

What a horrible thought (just my opinion), I have a unit in Brisbane above a bunch of shops and next 

to a large shopping centre, it is bearable short term but there is no way anybody should have to cope 

with long term living, the noise cannot be turned off, even at 2am in the morning supermarkets are 

getting food delivery trucks, etc etc.! 

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).

Personally I’m of the opinion Yamba is already full, but I accept there is significant land well above 

flood levels in Maclean/Townsend/Gulmarrad/Ilarwill/Ashby in the Lower Clarence.  To me I would 

suggest far more development should occur inland in the Upper Clarence, forcing more people to live 

around Grafton which, it would seem, council wants to acquire regional city status?
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Future opportunities for housing identified for investigation in the long term (+20 years) include: the 

investigation area at James Creek identified in the North Coast Regional Plan; land to the east of 

Clarenza Urban Release Area; and land to the east of Junction Hill URA (east of Trenayr Road).

I am horrified with the proposed James Creek subdivision which is completely out of line with the 

existing homes on acreage style there at the moment. As for elsewhere, it fits in with the attempts to 

make Grafton our regional centre.

The main risk factors holding back delivery of housing development at present are market based, 

given the current economic climate, including:

  building risk - pressures from inflation, supply and skill shortages, building standards bonds, lack of 

competition in the tendering process, inability to secure fixed-price contracts.

  liquidity risk – financing costs, which have increased from 3 - 4% up to 6.5 - 7.5%, due to RBA 

increasing the cash rate; loan to value ratios increasing, meaning developers need their own equity; 

increased pre-sales covenants; and 

 sales risk – demand for off the plan sales remains subdued and alternative forms of housing 

(smaller houses, town houses, units and higher density) is viewed as higher risk than traditional 

housing product (3-4 bed homes).

Tend to agree. I see the cost of new housing as being one major deterrent, the scarcity of building 

contractors another, the cost of borrowing money a third, and never ending inflation and cost of 

living pressures another.  Add to that tenancy laws that make the property owner the meat in the 

sandwich when there are tenant disputes, and the fact that pressure from government to keep rent 

prices low exists but all that does is remove investors into another area!   None of these can be fixed 

by council so I question the need for any local housing strategy, let the federal and state 

governments sort it out.  Council is attempting to be all things to all peoples, I would far prefer my 

rates money to be spent on updating existing aging infrastructure than this sort of feel-good exercise 

in futility!  
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6. The local character and natural ammenity of Iluka will be changed
forever.
7. Changes to zoning etc will only serve to increase rates for the long
term locals of Iluka for the benefit of the Council itself.
8. Long term unemployed and age pensioners make up a large number
of local community in Iluka itself. Rate increases which will be atached
to rezoning of this nature will only force long term residents to have to
leave

I, along with my family strongly object to any change in the strategy
proposed.

Please upload
any addi�onal
suppor�ng
documents
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Dra� Local Housing Strategy and Dra� Affordable Housing Policy
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I STRONGLY object to the proposed housing strategy and rezoning for Iluka. There
has been absolutely no communica�on or consulta�on with the community and it
does not reflect our desires for the area. The proposed changes will not provide
affordable housing, but I believe, have the opposite effect by encouraging property
developers to come in and sell waterfront housing at a premium price. The council
will benefit from increased rates, but this will in turn will force many lower income
families and re�rees out of the area as they will no longer be able to afford to live
here. There are no plans for increased infrastructure or services, such as school
expansion. We don't even have a local GP in Iluka! The peaceful, natural beauty of
Iluka will be spoiled forever as well. Everyone I know in this community opposes
this proposal.
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. Not enough infrastructure 

. Traffic conges�on and parking problems

. The natural aesthe�cs will be lost and breeze from river and bay will be
limited 
due to the imposing high rise buildings
. Iluka already has enough land zoned for construc�on …. Birrigan Estate

There are many more ongoing problems that will arise from this
development and it is a very strong NO from me!!!!!

Please
upload any
addi�onal
suppor�ng
documents
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I feel that CVC, has not adequately submited a future affordable housing plan.
Why would you select already developed areas and in locales that would be
classed as expensive. Where is the infrastucture, we are sadly lacking in doctors
and associated medical facili�es, hospitals, we have 1 supermarket in town, the
roads are in poor condi�on, there is no high school, Yamba does not have the
capacity to cope with major events such as storm water flooding or riverine
flooding, even the internet provision to the region is barely adequate. There are
no jobs. We do not want high rise be it 12 or 18 meter developments within the
exis�ng housing areas. It is bad enough with the influx of tourists in peak �mes
with parking, simply going down to the township for everyday purposes.
What about areas slightly out of town, the industrial area, the so called high
school land never developed. Your headings for Yamba Hill, premium townhouses
with a beach loca�on. Seriously, why would you make low income affordable
housing in a "premium" loca�on. You don' even have enough footpaths in the
area, so now with a plan for "shop top" develpment, what is the parking going to
be like. We already can not get into den�sts, doctors of our choice, for weeks at a
�me. Council really need to make amendments to the current dra� and consider
not turning Yamba into Byron Bay. Your dra� plan for Yamba is laughable.
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the local character and natural amenity of Iluka will be changed
forever

Please upload any
addi�onal suppor�ng
documents
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Comm
ents

Re Yamba Hill future development
This is not on area consistent with affordable housing given recent housing sales
& its proximity to beach & town. How would Council ensue that further
development would not go to investors & contribute to the already over
supplied holiday rental market. Our reasons against this policy include... the lack
of current infrastructure in Yamba with only one flood affected access road into
Yamba,... the current provision of only 1 supermarket that does not cope during
holiday season...lack of adequate medical facili�es that is a con�nuing
problem....lack of parking in downtown Yamba again exacerbated at weekends
& during holidays...and most importantly the loss of character, amenity &
charm, the reason why visitors love our area. Do we want Yamba to become like
every other overdeveloped beach side town.... No.. will the greed of developers
win out against the will of the residents & will Council sincerely listen to us or is
the ruina�on of Yamba, the Jewel of the Clarence Valley inevitable.
Ken & Jenny Dewar
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nal
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�ng
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ents parking issues in town and at the beaches .A road network that does not cater
for extra vehicles.Yamba Rd is already a speedway.One road in and out .
Absolutely no infrastructure available now for the extra residents that have
moved here.Bigger Bigger Bigger does not always mean beter. We already have
many ongoing developments that are puƫng pressure on our infrastructure
services and beau�ful but fragile environment .Why con�nue to do so ??
Thankyou

Please
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suppo
r�ng
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ments

 





The public transported is limited making it difficult for community
members to leave for appointments. 
Iluka offers a unique, friendly connected community too many extra
people will change its peaceful, small seaside village feel.
I don't believe the townhouses in the specific zoning will be affordable
as the current average price for an old property in Iluka is $792,000,
what will it cost for a new townhouse in a prime loca�on?
Please consider my applica�on and review.
regards 
Carole Doherty 

Please upload
any addi�onal
suppor�ng
documents
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forever.

Please upload
any addi�onal
suppor�ng
documents

 





As some of the most sought-a�er and expensive land in the Clarence Valley,
higher-density housing in this loca�on will not lead to affordable housing
op�ons. It will likely lead to more short-term rental accommoda�on houses
and the associated problems this mix of housing brings, including vacant
housing for much of the year.

Please
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addi�on
al
suppor�
ng
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nts

 





let alone mul�plying the popula�on possibly four fold.
The local character and natural amenity of Iluka's "World Heritage"
status will be changed irreparably for ever.

Please upload any
addi�onal
suppor�ng
documents

 





ents Iluka in a nega�ve way. Iluka needs to remain a low density area because we
simply don't have the road network or services to cater for extra people in our
community. I feel that the area around Queen Lane would be dangerous if
there were to be extra dwellings as it is already hard enough to drive through
the narrow laneway. the proper�es are so close together that if there was to be
a fire lives would be put at risk.

Please
upload
any
addi�o
nal
suppor
�ng
docum
ents

 





school.
. Poten�al sil�ng of the Clarence River with overdevelopment, which
will effect the water biodiversity.
. Access to air, light, sun and sea breezes would be affected.
Maximum building height for Iluka should not exceed 2 storeys.

Please upload any
addi�onal
suppor�ng
documents

 





periods and affordable to only the wealthy.
140 lots on Birrigan estate already meet State govt. requirements
for"affordable housing" quota in Iluka.
Govt.census Iluka pop. increased by 55 people, 2016 to 2021.
Only 4 houses up since clearing 2019.
Contrary to State govt. housing policy, rezoning not close to jobs,
transport hubs or exis�ng infrastructure. 
Iluka not one G.P.
Unacceptable change local character Iluka.
Area targets oldest,most heavily treed,charming cotaged, village part
of Iluka, tourists and locals value most,
40 plus townhouses will destroy.
Unacceptable poten�al ecological 
impacts local habitat and wildlife.
Likely endanger many old growth food and habitat trees;endangered
Coastal Cypress, Forest red Gum, Brushbox, rainforest species which
augment nearby Iluka World Heritage Rainforest and Nature Reserve.
Area historically habitat threatened iconic koala and grey headed
flying fox.
40 plus, 4 storey townhouses' human inhabitants add unacceptable
pressure on Iluka Bay ecosystem including cri�cally Endangered Pied
Oyster Catcher observed nes�ng spring on nearby Moriarty's Wall.
Enable uncivil, undemocra�c architecture close to public space of
Iluka Bay. 
"The Bay"; much loved, tradi�onally frequented public space for
fishing, boa�ng, swimming and dog walking, already pressure on
ecology.
Inhabitants 4 storey townhouses on foreshore further impact ecology.
But exclusive 4 storey townhouses conflict with natural aesthe�c of
the bay and democra�c nature. 
I say no to this rezoning proposal.

Please upload
any addi�onal
suppor�ng
documents
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There is no economy or services to support addi�onal employment and
limited services in the area.
The local character and natural amenity of lluka will be changed forever.
There is only one road in and out and our community is completely cut
off for weeks at a �me. Both floods, which cut off our only road at the
Esk River, and fires which engulf the same road, cause chaos and
isola�on, food supply shortages and other issues.

Please upload
any addi�onal
suppor�ng
documents

 





Anchorage and 
Woombah
*There is no economy or services to support addi�onal
employment and limited services in the area
*The local character and natural amenity of Ikuka will be
change forever

Please upload any
addi�onal suppor�ng
documents

 





1. This will spoil what Iluka thrives on - an unspoilt seaside community which
atracts visitors from all over Australia. Also many travelling boat owners who
appreciate the laid-back beauty of the Iluka Bay to spend �me in, and who
spend many thousands of dollars visi�ng Iluka each year.
2. Townhouses at this height will interrupt the north easterly summer breezes
which are so cooling in the hoter months for the surrounding proper�es.
3. If this is to fix lack of affordable housing, how are elite town houses going to
offer rentals that the average family can afford? If council wants to add rentals
to the market, then how about following Byron Bay's example and making
owners of holiday houses in Iluka to only rent out to holiday makers for a
maximum of 60 days per year. This would force many proper�es to become
permanent rentals, as they were when the motorway was being built and the
road workers rented local houses.
4. We have had a height restric�on for many years and do not want that to
change, as it will alter the character of Iluka.
5. Iluka already has limited services for the popula�on it serves, and needs
more permanent residents who can afford to live here so services such as
doctors and den�sts see it worthwhile seƫng up prac�ce here. Also there is
limited infrastructure in the town, plus the flooding issues and dangers of
bushfires - these should be sorted before adding yet more accommoda�on to
the town.
6. There must be beter areas in Iluka to develop - allowing high rise
development along the waterfront smacks of big developer money coming in to
make dollars - how can council approve this? It will never be affordable to any
but the wealthy re�rees.
In summary, if CVC wants to provide more affordable housing then this way of
doing it in Iluka is a complete fabrica�on.
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homes for the sake of Public Housing. Many of these homes hold sen�mental
value to their owners. I think money should be spent on puƫng a beau�ful
nature playground on the grassland near Pippie for all the young families who
are moving here.

Please
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any
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suppor
�ng
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

I am strongly against this draft housing strategy. To come in and 

demolish peoples homes so that government housing can be built 

is disgusting. Not taking into consideration the people who live in 

these homes and only thinking about affordable houses for people 

who will not contribute anything to the community. It’s a horrible 

idea and I really hope that it does not get through 

Please 

upload 

any 

additional 

supportin

g 

document

s 

Version: 1, Version Date: 18/12/2023

Document Set ID: 2568144







Submission details 

Item on 

public 

submissio

n

Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

My objections to the Housing Strategy and Policy are to do with 

Iluka specifically and in summary are 1. The inadequacy of 

Queens Lane for R3 development given the narrowness of the 

lane 2. The environmental effects on the vegetation transition 

from the rainforest to the river with allowing R3 development in 

Spencer Street 3. R3 development (12M high) not sympathetic to 

the character and amenity of the area 4. R3 development will 

make Iluka less affordable for low income earners, pensioners 

and young families. (Refer full submission supporting document)

Please 

upload 

any 

additional 

supportin

g 

document

s 

Gregory Wilson Submission on CVC Draft Housing Strategy and 

Policy.pdf
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4. There is nowhere near enough parking for that many people in the
proposed areas. 
5. Iluka is periodically cut off from the outside world at least once every
couple of years and this must be taken into considera�on. 
6. We do not have sufficient medical treatment for the people we have let
alone more. 
7. Affordable housing on the most expensive real estate in town makes
absolutely no sense! The rents in these areas are the highest in town so
why even consider these areas? 
8. There are already op�ons available in Iluka and surrounds that would
beter support affordable housing such as The Anchorage Caravan Park
cabins, the empty land at Birrigin and Woombah Woods Caravan cabins.
We have more than met our requirements without adding these extra
eyesores to the town. 
9. There was not ample opportunity for all of Iluka to understand or have
right of reply due to poor communica�on from the CVC to the local people.
A leterbox drop would have allowed all to have their say. 
10. During peak holiday period Iluka can barely keep up as it is and this
grows worse every year. Adding higher density housing will only make
these problems far worse crea�ng an unliveable environment for all. 

I thank you for your considera�on. 

Yours faithfully,

John Harries
Please
upload any
addi�onal
suppor�ng
documents

 





This is not an affordable accommoda�on op�on when considering
the current prices in this area.

Please upload any
addi�onal
suppor�ng
documents

 





Anchorage and Woombah;
There is no economy or services to support addi�onal
employment and limited services in the area; and
The local character and natural amenity of Iluka will be changed
for ever.

Please upload any
addi�onal suppor�ng
documents
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I am completely opposed to the proposal to allow 12m high development on the
Iluka foreshore. I recently purchased this property in low-key Iluka, and this is
completely in contrast to the character and an amenity of the town. There is
ample land for sale here for houses, and plenty of house sites that could have
granny flats, or could be developed into at the most double story buildings. 12m
high buildings on the foreshore will ruin Iluka, and make no difference to
affordable housing or a lack of housing. Any such units will just be holiday flats.
They will, given the posi�on, not be affordable in any event. There is affordable
housing op�ons already. There has been no face to face consulta�on.
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

I appose the above draft for affordable housing in Iluka NSW as a 

detriment to our small village. It will create over crowding, traffic 

and parking problems in a laneway such as more cars, boats, 

trailers, bikes and caravans. It is not a road.

Also to see multi storey buildings on our beautiful river front is not 

a good look for any small village like ours. There has to be a 

better way. 

Our public transport is catching the school bus into Maclean in the 

morning and the same in the afternoon

We do not have a Doctor in the village at the moment

There are no long term employment opportunities in Iluka. This 

could potentially create a unemployment ghetto

Allow Birragan Estate to build Duplexes

Make it easier for owners to subdivide their large blocks of land

Allow Granny Flats to be put in backyards without planning 

permission just like VIC Gov have done. (I know this is a state 

policy but you could put this to the NSW government for our 

region)

26-30 Charles Street Iluka is for sale. 11 Villas (8x2 bedroom & 

3x1 bedroom) sitting empty. Buy them. Fix them up and lease 

them out for affordable housing.

Rezone other land in Iluka for affordable housing with wider 

streets. Not on a laneway and on our beautiful river front which is 

unique. Building 12m tall Townhouses on a riverfront does not 

make it affordable.

You need to have another consultation meeting with the rate 
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payers and residents of Iluka. We did not even know that this 

happened. Your advertising for the past consult did not work so 

please try to find a way so that all residents can be informed

Please 

upload 

any 

additional 

supportin

g 

document

s 
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Co
mm
ent
s

I strongly object to the 4 story townhouse developments for Queen Lane &
Spenser Streets Iluka. This proposal in no way reflects my expecta�ons and will
decimate the unique character of Iluka. Queen Lane: To say changes will provide
affordable housing is ludicrous. These proper�es sell between 1 & 2 million dollars
and such a proposal will not provide cheap affordable housing, in fact the very
opposite. Entrance to these proper�es is via a narrow, one-way, laneway with no
room for expansion. 

Spenser St. is narrow and quite busy; school buses, trucks from the co-op, caravans
and cars pulling boats all use Spenser St. as Charles St. has limita�ons. The Bowls
Club entrance, the Ambulance Sta�on and the sports ground are also in Spenser St.
Many of the proper�es back on to bush land or a recognized wildlife corridor. Being
in close proximity to the world heritage Literol Rain Forrest and Iluka Nature
Reserve an impact study would be vital as to the effects such mul�ple housing,
traffic and parking would have on these sensi�ve areas. Iluka does not need to
become another mul� story coastal village. There are already so many proper�es
for holiday rental that remain empty for most of the year. The Birrigan Estate
remains rela�vely empty whilst the Anchorage and Woombah provide cheaper
op�ons. Most people who visit or holiday in Iluka enjoy its unique ambience. 

Council is always declaring a transparency policy regarding no�fica�ons and
assumes everyone has the internet, but this most definitely is not the case. In this
area Council has failed in its obliga�on to the whole community and all no�ces
should be published in the Independant Newspaper so all know what's going on
and given a chance to par�cipate.

Ple
ase
upl
oad
any
add
i�o
nal
sup
por
�ng
doc







There is no economy or services to support addi�onal
employment and limited services in the area
The local character and natural amenity of Iluka will be changed
forever!

Please upload any
addi�onal suppor�ng
documents

 





increased popula�on on this flood plain. Any expansion would incur great
expense of upkeep that Council would be batling to handle.

Please
upload
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addi�onal
suppor�n
g
document
s

 















accommoda�on for holiday makers. To get affordable rents you need
to look at bigger centres were they can afford rent and get
employment.

Please upload
any addi�onal
suppor�ng
documents

 







ents the proposed changes to yamba cbd or the defined area on yamba hill. To be
considering developments in the heights of 18m in the cbd and 12m on the hill
would be totally out of character within the town . The sugges�on to demolish
70 houses on the hill is absurdly ridiculous and more than likely an impossible
task. Being residents in yamba for 43 years , changing the zonings would have
severe consecquences on this town s appeal.

Please
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nal
suppor
�ng
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ents
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Iluka 2466.

I strongly oppose the proposed draft for local housing 

and affordable housing policy in its current form.

Please upload any 

additional 

supporting 

documents 

Jade Talbot.docx
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areas, where the police and law is on a losing side of this battle. Why would you 

encourage this in our town?

Increased population equate to more traffic on sub-standard roads killing what 

nature is left. It is on a regular basis I am witnessing dead animals on and beside 

the Iluka road; and now with the new highway and the local and availability of an 

even larger influx of day and holiday makers coming into Iluka the amount of 

speeding vehicles in and out of Iluka has increased immensely… as some city 

drivers believe it their right to drive at high speeds regardless of speed limits.

I moved to Iluka twenty-two years ago to escape this type of poor planning and 

over-development. Iluka already has a less than satisfactory infrastructure 

throughout. We both know developers come in clear everything in their path, 

collect their money and leave with no added improvement to any infrastructure 

what so ever. To allow this type of Gold coast development here in Iluka is 

inappropriate for everything this special little haven stands for.

I suggest the planning staff of this Council goes back to their drawing table and 

create something that is suitable for the demographics of this unique town, as 

three or four story town houses along the foreshore and bay is ludicrous and an 

ugly proposal, both from the land and water vista.

Both, draft-local housing and the affordable housing strategy plans provided say a 

lot and at the same time say nothing with sneaky little sub-clauses only someone 

in the field of strategic housing planning would be able to decipher. I would 

suggest in future planning strategies be of a more transparent and coherent 

manner.

Keep Iluka natural, allow it to grow gracefully with considered planning, not yours 

and the government’s broad-stroke approaches to one fix all methodology.

A resounding ‘NO’ to this housing strategy!

Yours sincerely,
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Jade Talbot

Version: 1, Version Date: 18/12/2023

Document Set ID: 2568191





HOUSING SOLUTIONS.
THERE IS AMPLE LAND AVAILABLE FOR NEW HOMES IN
THE BIRRIGAN ESTATE AND OTHER AFFORDABLE 
OPTIONS FOR HOUSING AT THE ANCOURAGE AND
WOOMBAH.
THERE IS NO ECONOMY OR SERVICES TO SUPPORT
ADDDITIONAL EMPLOYMENT AND LIMITED SERVICES
IN THE AREA.
THE LOCAL CHARACTER AND NATURAL AMENITY OF ILUKA
WILLBE CHANGED FOR EVER.

Please upload any addi�onal
suppor�ng documents
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What a way to wreck the Clarence Valley and turn it into the Gold Coast. You will
destroy communi�es all for the development dollar. By developing high rise areas
this will destroy the community and turn it into a sole less concrete jungle. The
areas men�oned in your policy already do not have the essen�al services, roads
and infrastructure to cope with an already growing popula�on. Why would you
put more stress on communi�es that have been through so much over the last
few years. How can you honestly believe that some of the loca�ons you've chosen
will be set aside for low cost housing when currently they are some of the most
premium proper�es/loca�ons in the valley. My family and I are completely against
this policy and will fight to see the end of it.
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Draft Local Housing Strategy and Draft Affordable Housing Policy

Comment

s 

I object to the proposed Local Housing Strategy and Affordable 

Housing Policy for Iluka.

My objections are based on the following concerns:

Lack of Infrastructure, Impact on Natural habitat, Change to 

character of Iluka, Price level will not meet affordable housing 

criteria, better options nearby for affordable housing 

Please 

upload 

any 

additional 

supportin

g 

document

s 

Submission to council re Iluka development james sakker.docx
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housing strategy, and what is affordable housing policy, nor where each percentage would fall 
under, or where..

The only ones who seem to be at an advantage by these proposed drafts are developers, real 
estate agents, council and whomever the ‘others’ may be in your provided statement below.

**Council has prepared a draft Local Housing Strategy and Draft Affordable Housing Policy to 
guide future decision-making about where new houses should be built and the types of housing 
our community needs. These have been developed in collaboration with local industry 
representatives, social housing providers, government agencies and others.**

To say, or even propose that keeping and protecting a stunning natural environment and local 
character will be possible with the proposed three-four story townhouses along the foreshore is 
not only not attainable, it’s a ridiculous statement. I have witnessed firsthand the consequences 
of placing affordable housing in the wrong demographic leading to an upswing of drugs and 
crime, coupled with domestic violence. Unfortunately, we already have a great lack of policing 
here in Iluka where everything is sourced through Grafton. In turn this leads to poor response 
time on most occasions.

How does rezoning the best of Iluka’s foreshore properties for redevelopment of this kind equate 
to affordable housing? No it does not!  Nor does it lend itself to a pleasing aesthetics, quite the 
opposite both from a land and water point of view. 

Have any of the other towns outlined in your provided statistic comparisons gone down into an 
affordable price bracket? No they have not! Like everything and everywhere else, they have 
skyrocketed in price. I lived in both the Byron and Ballina shire for over twenty years before 
moving to Iluka because of said over-development. Greed that has seen both areas congested, 
ruined and with inadequate infrastructure for any of their proposed development.

Iluka is not Ballina, nor Byron Bay, or any of the other towns you have compared it with in your 
statistics to sell this plan. Nor are supposed current median housing prices you furnished with 
this proposal anywhere near what median housing is selling for in Iluka. Far from it I would 
suggest. This proposal for Iluka is a green light to destroy a very unique town in a very sensitive 
area, not only for humans, but the local-natural animal inhabitants.

I’d suggest, just because the NSW and Federal Governments has green-lighted their  election promise on 

affordable and local housing plans does not mean the Clarence Council should be eager to capitalise on 

this poorly thought out and broad-stroke housing policy.

No way do I want to see Iluka turned into a mini Byron Bay, Gold Coast, Harvey Bay, QLD Sunshine 

Coast, Whitsunday’s type of landscape and environment. That would be a crime against our beautiful 

council demographic

I say to you the Clarence Council,  ‘go back to the drawing board, draft the appropriate dwelling and 

height restrictions that should be maintained in this beautiful  unique haven of Iluka’ It certainly isn’t 
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twelve metres, nor is it just designed for developers who hold no interest in Iluka, other than making 

capital gain for their own requirements and greed. 

Once this proposal, if it should be passed, that’s it, there is no going back as has demonstrated by other 

communities just as unique as ours that have been totally ruined forever for the sake of greed and the 

mighty dollar.

Don’t be ‘that’ Council! Your decisions affect not on mine and my wife’s future, and well being, but that 

of future generations and all the highly sensitive nature we are so blessed to live with and within.

A resounding NO to this proposed rezoning!

Yours sincerely,

James Talbot.
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General Manager

Clarence Valley Council

Grafton NSW 2460

Dear General Manager

        RE: Clarence Valley Draft Local Housing Strategy 

and Affordable       Housing Policy-OBJECTION

Whilst understanding a desire for more affordable housing, 

I object to the “Policy” as I have seen outlined in the 

Draft,for the following reasons

a) Affordable housing needs to be created in affordable 

areas.

b) Yamba Hill area is not suitable for low cost multi-

dwellings due to the land valuations in this area

c) There is potential danger of damaging the natural 

beauty oy Yamba Hill and the CBD area forever

d) Whilst developers might be eager to take advantage of 

this idea, the current costs of acquisition and 

building materials in a seaside environment would not 

only be prohibitive  so as to make the dwellings “non-

affordable” but risk establishing a getto-like area 

and losing the ambience of the whole town.

e) Ther are many other issues related to the lack of 

infrastructure for expansion in this proposal area-

road access etc

f) Storm water drainage is pathetic along the beach end 

of Yamba street which has not been rectified for many 

years and will only be further exacerbated by this 

development

g) Other Yamba services and amenities wrt 

internet,general services ,parking ,health facilities 

are already at capacity and this proposal would 

further overwhelm them

I would hope the Council reconsiders this Draft Policy for 

the reasons outlined and looks at more suitable and 

sustainable locations for low cost housing development.

It needs to be envisioned in affordable  locations and not 

to destroy the historical beauty of this township of Yamba.

This Council is chartered with this responsibility 

Sincerely,

Tony and Anne-Marie James

Version: 1, Version Date: 14/12/2023

Document Set ID: 2566781







stc
od
e

Submission details

Ite
m
on
pu
bli
c
su
bm
issi
on

Dra� Local Housing Strategy and Dra� Affordable Housing Policy

Co
m
me
nts

Living in Spenser Street we are very much opposed to the proposal for the
townhouse development. The impact on our small, �ght knit community will be
devasta�ng not only to our lifestyle but also to the fauna and flora. The impact to
climate change will be immense and cause further hea�ng of our environment
which is already under threat.River breezes will be a thing of the past. Iluka does
not have sufficient infrastructure ( currently no hospital or medical doctor in
atendance, no police officer in atendance on a daily basis, one supermarket, one
garage and the list con�nues) to cater for the increase in popula�on to the
proposed extent, our road systems would be impacted and therefore have to be
upgraded which will affect all the local popula�on eg.increase in rates, limited
employment opportuni�es exist in Iluka so where are the new residents going to
find gainful employment, increased traffic on our roads will lead to noise/air
pollu�on which will impact our environment and the health of residents.
Lack of consulta�on with the local residents is extremely disappoin�ng and the
�ming around the fes�ve season lacks respect for the residents of Iluka. Further
consulta�on is paramount as there are other loca�ons in our region which would be
far more suitable to address the housing situa�on and meet government targets.
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Com
men
ts

I am wri�ng to object to Council's proposed housing solu�on for the Iluka
township. There has been a clear failure to adequately consult with the local
community in respect to this strategy. The fact that I (and many others) only found
out about it through social media posts from concerned residents, and not
through any official advice from the Council, clearly demonstrates the inadequacy
of Council's communica�on strategy in respect to this very significant proposed
change to the local community. 

The plan does not reflect my community's expecta�ons or aspira�ons. The plan
does not sufficiently detail how the strategy will be implemented and what it
actually means for the local community. For instance, how many dwellings will be
built to meet the indica�ve requirements of 38 affordable dwellings within Iluka?
Council's plan indicated several ways an Affordable Housing Contribu�on Scheme
could work, one being that 20% of a development could sa�sfy the affordability
provisions - so does this mean that a mul�plier needs to be applied to the
indica�ve 38 dwellings proposed for Iluka to gain an understanding of what the
impact the proposal may have on this community? These are the types of
ques�ons that an appropriately planned informa�on session should answer.

As well, the areas indicated for the proposed development are clearly in some of
the most premium areas within the town. This seems at odds with the strategy to
provide for affordable housing. There are other areas within the town where the
Council could look to develop affordable housing, for instance, the Birrigan Estate.
This Estate would be a prime area to develop affordable housing. 

What is Council's vision for the services required to support these new residents?
There will be a clear need for more services. Where and how will these services be
provided?

I urge Council to engage in appropriate community consulta�on to address the
genuine concerns raised by this community.
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I am extremely concerned about this Dra�. Iluka, being a small village does not
have the infrastructure to support this proposal. There is no work unless
labouring or hospitality and no public transport. We have 1 supermarket. I think
this proposal would only please developers who can buy up and tear down the
exis�ng cotages and turn their blocks into mul� story flats. The result would be
devasta�ng for our environment. How does this solve the "Affordable" housing
shortage. Totally against the proposal. The non-existent consulta�on process and
�meline for submissions is unacceptable.
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Objec�on to proposed zone change allowing 4 Storey Developments in Iluka. on
the following grounds.: 
CVC's community consulta�on process did not register with residents, who feel
they have been ambushed and are now scrambling to register their objec�ons.
Most residents feel that these zoning changes are the thin end of the wedge
and will erode the flavour of the town, and the very reason why people choose
to live here. This will nega�vely impact the community.
It is difficult to imagine the impact of the large effect on traffic density,
par�cularly in Queens Lane which already requires great care to navigate. More
traffic will certainly increase the pace and change the aƫtude of motorists, this
will inevitably endanger the lives of elderly residents.
This proposal is not about affordable housing, it is about making money.
Because of its exis�ng nature, Iluka is has a highly sought a�er property market,
prices are high, and people seeking affordable house will never be able to buy
into a beau�ful coastal village, sad as that is. To use affordable housing as an
excuse for developers to make money in a town with no ability to support large
popula�on increases, and against the wishes of the community (apart from the
minority wishing to cash in) is deceiƞul, disrespecƞul and tacky.
Don't do it.
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Draft Local Housing Strategy and Draft Affordable Housing Policy
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s 

I have objections to the strategy for the following reasons

- the nominated areas in Iluka attract significantly higher 

realestate prices, thus unsuitable for affordable housing.

- 4 level buildings unsuitable for older & less mobile people. 

Instillation of lifts would enhance suitability for this population 

group, however their maintenance significantly increases costs, 

again unsuitable for affordable housing.

- Queen lane is very narrow. Unsuitable for an increased traffic 

volume. Also significant maintenance is required on the road 

surface

- Health services are lacking. Community Nursing available 3 

days per week only. No doctor in Iluka. 5 ambulance officers 

insufficient to staff the station full time.

- the Police station is not always staffed

- Minimal public transport. People who need affordable housing 

are often reliant on this service.

- Minimal employment opportunities in Iluka

- a minority of the new Iluka housing development has been sold, 

and further plans have been pause due to lack of demand

- it is uncertain if the increase of population in regional areas 

occurring due to the remote work culture developed during the 

COVID-19 Pandemic will be sustained

Please 

upload 
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additional 
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Comments 
Please find attached my submission on the 

above draft housing strategy and policy.

Please upload any additional 

supporting documents 
Submission_Draft_Housing_Strategy.docx
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and an increase in the number of residents could just make it harder 
to manage ? 
As a permanent resident of Iluka I therefore strongly oppose the Draft 
Local Housing Strategy 

Please upload 
any additional 
supporting 
documents  

 

 

 
 

    

 





Iluka.
We should not be ruining the aesthe�cs of a beau�ful town with 12 meter
mul�-storey buildings. 
Thank you 
John Coop

Please
upload any
addi�onal
suppor�ng
documents

 





Woombah Caravan Parks
There is no economy or services to support addi�onal
employment and limited services in the area
The local character and natural amenity of Iluka will be changed
forever

Please upload any
addi�onal suppor�ng
documents
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I object to the proposed re zoning of Iluka for R3 medium density housing. How is
this proposal going to help with more affordable housing?Where the re zoning is
being proposed is in the oldest area of Iluka that has heritage listed buildings. The
nega�ve affect this would have on our community would be huge. As you are
already aware there was a whole sub division passed recently that has 143 blocks.
Our infrastructure is already under pressure and the extra traffic in the busy
holiday seasons is having a detrimental impact on our roads and wildlife. It seems
that all councils rush through re zoning and developments without any thought on
the long term affects for communi�es. Iluka is unique in its geographical loca�on,
with world heritage rainforest, flora and fauna. That’s why people love Iluka and
want to live and visit here! 
Please protect beau�ful Iluka and keep it the quiet peaceful fishing village it is
trying to maintain for all present and future residents and visitors to enjoy for
years to come!!

Plea
se
upl
oad
any
addi
�on
al
sup
por
�ng
doc
um
ents

 





facili�es & there is no more land available for more service sta�ons,
supermarkets, schools etc which would need to be facilitated if the R3
rezoning strategy proceeds.
I feel pressure from developers , par�cularly those whose proposals have
been rejected in Yamba are now targe�ng Iluka …..our town cannot cope
with the increase in popula�on such developments would bring.
There are some very old homes in the streets targeted for rezoning; some
may sell to cash in ; others will have their amenity affected severely by
shading, noise & lack of sea breeze. 
This is a low socio economic town that would be trashed by the type of
development & increase in popula�on the rezoning strategy would
encourage …… there are not many towns like Iluka le� along the east
coast… that’s why visitors come here & spend their $$$$. 
No rezoning please !

yours sincerely , Tony Johnson
Please
upload any
addi�onal
suppor�ng
documents
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high rise over developed town?
Surely, more developments could be out at Townsend, Gulmarrad, Iluka
and even Maclean - just leave YAMBA alone please.

And whilst I am at it please stop filling the flood plain and allowing it to be
developed. This is just a money making business for the council and the
developers.
Thankyou

Please
upload any
addi�onal
suppor�ng
documents
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Have a look in Iluka and you will see there is a lot of houses becoming or already
is becoming Holiday Rentals and not permanent rental in the area . As we have 3
Caravan parks here for people to stay at . There is a lot of young people living
here but some had to leave because they put up the rent too high for them to
stay . I never thought there was so many Holiday places here since I've been
living here as it's such a beau�ful place as is and very peaceful as a lot of people
like . The new estate can't even sell all the houses and haven't been even
finished the area.
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We really do not think this proposal will benefit low income people
and family housing.

We do not have the economy or infrastructure to support too many
people in Iluka.
The local character and natural
Surroundings including na�ve wildlife may be nega�vely impacted. 

Iluka has enough land for new homes in theBirrigan estate and other
affordable op�ons at the Anchorage housing estate and Woombah
woods housing estate.

Please upload
any addi�onal
suppor�ng
documents

 





my sugges�on is buying LAND NOT HOMES in Gulmarrad or Ashby or both etc.
PLEASE reconsider there are other alterna�ves.
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I totally understand we need more affordable housing for the very low income
households & social housing but can someone please explain to me WHY
these households should be presented with prime living loca�ons that not
even the high income households like ourselves can afford? We have paid
such high taxes & rates (unlike the households in ques�on) but we never get
given this sort of opportunity.
There is so much available land west of our beau�ful Yamba that could be
used for this housing.
PLEASE CLARENCE VALLEY COUNCIL - RECONSIDER THE LOCATION!!!!!! DON'T
DESTROY YAMBA!!!!!!!!!!
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Draft Local Housing Strategy and Draft Affordable Housing Policy
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I am writing to oppose the proposed housing developments in 

Iluka. A few of the reasons are as follows:

1. Queen Lane is the most expensive real estate in Iluka, how 

would this benefit low cost housing? There is empty land not 

selling in the new estate, surely this would be cheaper to 

purchase for low cost housing?

2. There is not enough road or medical infrastructure. 

3. There are always dogs off the leash chasing birds at the bay 

and the Bluff. Clearly not enough rangers as it is. Have there been 

any studies on how this would further impact the local wildlife? 

3. Iluka as a quiet tourist and residential area would be a thing of 

the past. 

As I see it there are already opportunities for new residents to 

purchase in the new estate. If they cannot afford this housing how 

will they afford Queen Lane? It seems this may just be to enrich 

developers and the council and be of no benefit to Iluka.

Please 

upload 

any 

additional 
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-Poten�al loss of views;
-Loss of Yamba’s heritage; and,
Social changes that would occur with a change to residen�al
flat development.
I would hope that community members voices are heard and
listened to!

Please upload any
addi�onal suppor�ng
documents
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Dear councillors, my response to your strategy is not positive. By 

adding density to expensive waterfront properties on narrow lanes 

will not allow for either affordable nor practical housing in Iluka.

I propose other solutions and ask for both another consultation 

round with residents and some proof of any research to back up 

your proposals.

Yours sincerely,

Kasenya Bogg

Please 

upload 

any 

additional 

supportin
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Iluka rezoning strategy 2023 - Kasenya Bogg.docx
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Dear councillors,

I am appalled at this 'draft strategy' because I feel like I have not been actively consulted, just 'made 

aware' of something that has been pre-planned. Other stakeholders, such as property developers, 

real estate agents, council, however, seem to have been actively and practically consulted with. The 

problem with this approach is that are the only ones who will financially benefit from this strategy. 

This is an inherent conflict of interest, let alone a very skewed and unjust 'consultation'.

At the VERY minimum, you need to run another well publicised consultation process with residents, 

before any further action. How many residents did you actually consult with? Who were they? If 

your advertising channels didn't work to maximise numbers last time, then try again, using a 

different approach. We need a minimum of another 2 months consultation process, discounting 

Christmas/New Year period.

Please explain how planning for higher density along Queen LANE will effectively allow for more 

residents and their cars, boats, trailers, caravans and bikes? It is a LANE, not a road. Either you will 

need to reclaim land along the lane for vehicle access or you will create a serious problem. There is a 

lot of foot and animal traffic along this lane as well as vehicle traffic. This is a poor and risky plan.

What other options were proposed to realistically increase AFFORDABLE housing? Because 

developing high rise WATERFRONT dwellings will not be affordable. They will be bought up by higher 

net worth individuals as holiday homes/investment homes and used or rented out part-time. This 

will happen because it follows the already established housing use pattern along coastal towns in 

Australia. 

For real affordable housing, some more practical proven ideas would be:

1. allow for multiple use land parcels by allowing granny flats and tiny homes to be built out back

2. allow for R3 zoning on wider streets

2. buy up houses and rent them out as subsidized housing or partner with individuals to co-invest in 

this approach.

3. rezone areas that are not waterfront (making them naturally more affordable)

4. couple employment opportunities with housing opportunities.

ACTIONS required:

1. Please allow for another round of active consultation with RESIDENTS, before anything else. 

This needs to be a minimum of 2 months later than your submission deadline.

2. Please demonstrate how this proposed policy has worked in the past for a small town like 

Iluka. What research is your proposal based on? What outcomes did you find?
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Yours sincerely,

Kasenya Bogg.
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While the need for more affordable housing is apparent, not just in 

the Clarence Valley, but most areas across the country, the CVC 

draft strategy, particularly in regards to Iluka, is hypocritical and 

impractical. Per the Executive Summary, the strategy is 

supposedly to "help provide housing to meet the diverse needs of 

our growing population, while protecting our stunning natural 

environment and local

character". Additionally the opportunities for Iluka specifies 

"desirable location" and Yamba "premium townhouses in 

desirable location". How are premium properties in desirable 

locations going to be affordable?

Please 

upload 

any 

additional 

supportin
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document
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Affordable Housing Submission.docx
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While the need for more affordable housing is apparent, not just in the Clarence Valley, but most 

areas across the country, the CVC draft strategy, particularly in regards to Iluka, is hypocritical and 

impractical. Per the Executive Summary, the strategy is supposedly to "help provide housing to meet 

the diverse needs of our growing population, while protecting our stunning natural environment and 

local

character". Additionally the opportunities for Iluka specifies "desirable location" and Yamba 

"premium townhouses in desirable location". How are premium properties in desirable locations 

going to be affordable?

The price of real estate in these areas have already become excessive in recent years and developing 

them further would only increase this which would make them the opposite of affordable. 

Additionally, multi story townhouses would completely ruin the character of Iluka which is what 

draws so many residents and tourists here. Instead of protecting the integrity and character of the 

town and recognising very few towns like those in the Clarence Valley exist anymore, council's 

proposal would see property developers destroy the very things that makes it special it would 

become the next Byron Bay or Lennox Head. The current strategy would only make the rich richer 

and the poor poorer, would make living in Iluka even less accessible and seems to be driven by 

greed.

As the strategy states, the new housing development in Iluka has been approved and there is a great 

deal of affordable lots for sale. Would it not make more sense to use this area instead as opposed to 

on land worth millions?

The number of AirBnBs and holiday rentals is extremely disappointing, not only because of the 

impact it has had on the availability and therefore pricing of permanent rentals but also because it 

was not made available to those displaced by the floods in 2022. For council to impose a cap on 

these holiday rentals is a solution that would impact the property market positively both in terms of 

availability and affordability. 

These are just two options that council should be examining more closely before implementing the 

draft strategy which will do nothing but impact Iluka negatively in terms of its integrity, affordability 

and livelihood.
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Draft Local Housing Strategy and Draft Affordable Housing Policy
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As you know Iluka is a small village on the edge of National park 

with little infrastructure to support 4 story developments with little 

to no work or job opportunities,it seems absolutely ridiculous to 

introduce such a proposal the only ones that will benefit are the 

developers $$$$$.Put you housing where the infrastructure 

already exists! Simple! Where there are schools and hospitals and 

retail stores 

Please 

upload 

any 

additional 

supportin

g 
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references to affordable housing in Developers submissions for Yamba

would simply be a ruse to try and smooth the way forward for access to

huge profits by the sale of very expensive housing on the hill and in the

CBD. 

Increasing the available housing stock in areas such as Gulmarrad,

Lawrence and Waterview Heights may well address some aspects of

housing affordability in the valley but doing so in Yamba will not.

The intensity of the potential developments suggested in the draft will

achieve no improved social outcomes but merely serve to destroy the

local tourist economy to everyone’s year round detriment. 

Thank you.

Please upload any additional supporting documents

2 of 2
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This not suitable for Iluka & Charles st as there is not appropriate civil
infrastructure notably roads & parking. The height limit & density proposed are
out of character with this local town surrounded by Na�onal park. There are not
enough services in town for the influx of people proposed to be living in this
medium density housing notably no permanent doctor or medical centre in town.
I totally object to this dra� local housing strategy as the bulk & scale of poten�al
built development is out of character & will overshadow exis�ng residences
adjacent to any 12 metre high buildings. Could you please respond as I am a
current of a proposed zone.
Regards Simon Kay
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Iluka is a small fishing village . It has many holiday rentals and B&B s. Some of
these temporary rentals could be become permanent for the local community.
This would mean a change in the Council regula�ons. There are three new
developments that have been approved in our town. This will atract many more
people wishing to setle here. High rise is not the answer. This situa�on will only
benefit the wealthier people who want to move here. If this is meant to improve
the rental situa�on for residents who work here and need rentals, then it is
illogical reasoning. The current regula�ons state a maximum of double storey , I
believe. This should not be changed. If this really is to provide new housing why
put it in the most expensive area of the town.
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Dra� Local Housing Strategy and Dra� Affordable Housing Policy
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As Iluka is only a small village with limited facili�es ; ie , state school , unmaned
police sta�on , no full �me doctor , small IGA & an ambulance sta�on surrounded
by na�onal park it would inappropriate for any form of high density housing . We
are easily flood bound ( Esk river bidge ) & when bush fires are ac�ve in the area
we have zero escape route once fire control closes Woombah Iluka rd . For the
safety & beterment of the near 2000 permanent residents , low density housing
should be the only housing allowed . High density housing will incur a much higher
cost to the local infrastructure. We have enough problems with wildlife incursions
from the na�onal park , con�nual tree debris on Woombah Iluka road wich usually
locals clear so the road stays open & safe for motorists . Roadworks were
completed over a month ago & s�ll no centrelines . Basic council needs are slow at
best high density will exasperate this to another level .
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future problem.
On the hill during busy �me it becomes difficult and even dangerous to
use the streets because parked cars reduce the streets to one lane
dodgem car tracks
Council is not thinking of affordable housing in these areas, as prices
will be well above 1 million dollars, but more likely eyeing the rate
revenue that would be generated.
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Whilst I appreciate the need for a housing policy of this dra� , I strongly object
to the increase in proposed high of dwellings. (viz. Iluka 12m) The "survey"
showed that people did not like medium and high rise apartments (also read
dwellings) yet the dra� proposes to increase the height of dwellings which will
allow and encourage this. We need more 1 and 2 bedroom dwellings in the
region. This would encourage young people to remain in the area - more
affordable ren�ng or buying.: and young people cost less in respect of
infrastructure and services.
Some�mes I get the impression that council staff and councillors are pandering
more, to the needs and wishes of developers rather than looking a�er the
interests and welfare of the residents who reside in the region. That is who they
are working for.
The predominance of large, detached dwellings in Clarence Valley LGA offers
litle choice in the market.
Some words from the dra�.....
"More diverse housing op�ons are required to respond to the changing needs of
households, including
smaller households and those with special needs."
"A lack of housing diversity in terms of housing types, size, tenure and price, is a
serious issue that will worsen over �me if the types of housing that are supplied,
predominantly large, detached houses, do not change to meet changing housing
needs."
“The research shows we have higher rental stress, lower incomes and smaller
households than the state average,” CVC Manager Development and Land Use
Planning Murray Lane said. 
"Most local housing con�nues to be delivered in the form of large, detached
dwellings. The lack of smaller dwellings means one or two person households
have few op�ons, whilst the low supply of rental housing and �ght vacancy rates
mean some households cannot find a home. "
If I wanted to live with high rise apartments and dwellings, I would live at Surfers
or the Gold Coast. I live here because of the naturalness and the ambience of
the area, slow and calm.

Please
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As a resident of the Clarence Valley for 25 years, 21 years rate payer and business
owner I am very concerned about plans for development in Yamba. We do not
have the services to accommodate the community as it is. We have in adequate
infrastructure, roads, public transport, doctors and parking to support the influx
of holiday makes as it is. We as a community don’t want the popula�on to
double permanently and Yamba to loss its character and have Yamba turn into a
millionaires retreat. Don’t sell the community out for short term gain. Our
ecosystem system and environment is at risk. Your sincerely Kerri Holland
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comprehensive survey needs to be undertaken of ALL Yamba and not just
select,what appears to be ,random sec�ons of Yamba,with no detailed
reasons why they were chosen.Surely where current unit developments are
permited should be first choice ?
Addi�onally,infrastructure requirements need to be established and
built,par�cularly another main access road into the town from the Harwood
bridge
To repeat my recommenda�on is for a further comprehensive survey for
Yamba only,not part of a Valley wide strategy.be undertaken
As a foot note the CVC should issue a press release sta�ng their posi�on on
the fear mongering info put out by the Community Ac�on Group,especially
about demolishing circa 70 houses.It is causing great concern.May I also add
that I was treated very great courtesy by two of your lady staffers at
Maclean,viz,Kim and Kelsey when I called recently to obtain info on this
'Policy
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g
documen
ts

 





So my ques�ons are, why do we need this increase in height, where are
the jobs - everyone I know drives out of town for paid work and our
basic services of having a GP permanently in town and a bank are non-
existent.

Please upload
any addi�onal
suppor�ng
documents
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Making more lots medium density on Yamba Hill and allowing an 12m height will
only suit developers of high end structures that will be holiday let for maximum
income - with views, li�s and private swimming pools. These lots will be completely
unatainable for the average person and will NOT help any housing issue, they will
be worth millions - this defeats the purpose of the re-zoning. Same in Yamba CBD,
the character of the town will be completely gone with 18m eyesores built
throughout the main area, this will again encourage high end apartments that will
be holiday let only and will not help the housing crisis. Yamba is a massive atractor
of tourist to the Clarence Valley, by destroying the character and only catering for
very wealthy people the town will be busy with cars and white linen tourist only,
locals and family holiday visitors will not be to afford to live or stay in the town. Lets
work to retain the WHOLE reason Yamba is popular - the laid back beach town feel -
not the Noosa style Sydney tourist towns. High density living is more suited to areas
with affordable land prices, not land that is already selling for $1 million per 500sq
m block like in the Yamba CBD and hill areas.

Pl
ea
se
up
lo
ad
an



y
ad
di
�o
na
l
su
pp
or
�n
g
do
cu
m
en
ts

 





Item on 

public 

submission

Draft Local Housing Strategy and Draft Affordable Housing 

Policy

Comments 

As a permanent resident of Yamba, I was unaware of a survey 

that the Council was asking for responses regarding the 

Clarence Valley Affordable housing. I am against any high rise 

or any further dense living buildings in the town of Yamba.

My submission is attached.

Please 

upload any 

additional 

supporting 

documents 

Local Housing Strategy.docx
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As a permanent resident of Yamba, I was unaware of a survey that the Council was asking for responses 

regarding the Clarence Valley Affordable housing.  I am against any high rise or any further dense living 

buildings in the town of Yamba.

Yamba is a beautiful coastal town and I know that our visitors to the area always come back and holiday 

and spend their hard earned money in our local businesses.  But that is the reason they keep coming 

back," because they love the town for what it is."  If they wanted medium or high rised buildings they 

would stay in Queensland, but they don't, they come back to Yamba for it's character and heritage.

Yamba does not need high or medium rised buildings and it doesn't need filling brought in to build on 

flood plain areas.  Why can't the land outside of the township be for development.  And I'm not 

talking about the application to squeeze in as many house blocks as possible on the land at James Creek.  

Please be reasonable, it should not be about how much money is made by Council or the developers.  

Council need to look at what they have at present to deal with before causing more problems for the 

town - like a second access and exit road into Yamba.  With Council's strategy and developments 

already we have to deal with traffic jams on Yamba Road.  Heaven help if there is an emergency that 

we have to get out of town !!!  Grafton and Maclean have more than one road in and out.  The fires 

near Angourie were close enough to make one aware of our problem.  

But I think Council have put that into the "too hard basket".  They would prefer to make more money 

on Council Rates and help businesses get rich with over planning and over building in our small loved 

coastal town taking away it's history, character and charm.

Please first deal with the problems you as Council have already made for Yamba like mowing all long 

grass on our one road into Yamba and cleaning up our parks and tourist areas for our guests on holidays.  

Installing more rubbish bins so people can actually put their rubbish in a bin, instead of throwing it away 

because there is not a bin where they are or the bin is full and has not been emptied.  But that would 

need staff and from what I read Council have lost staff for some reason or other that they are not 

divulging.

Thank you for allowing my Submission.

Lee-Anne Jones
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OMG. The disregard for people’s existing homes by CVC is 

stunning . The flooding of homes to date, caused by thoughtless 

planning and the proposed developments that will flood even 

more properties. These are our largest single individual 

investments and council is devaluing them

And making flood insurance impossible to secure. Developers 

needs and wants and councillors’ egos should not dominate over 

the wishes and requirements of residents. Residents first. No 

more people until the infrastructure is provided and current 

constituents are satisfied that their futures are not at risk. The Hill 

is unaffordable. Don’t pretend anything built there will be 

affordable. It will simply be bought by investors and used as 

holiday letting. Yamba for locals first.. for workers..
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I strongly object to the proposed housing strategy for Iluka for the 

following reasons:

There has been no face to face community consultation.

the plan doesn't reflect my communities expectations or 

aspirations.

The proposed changes will not provide affordable housing 

solutions.

There is ample land available at Birrigan new homes along with 

other housing options at Anchorage and Woombah.

There is no economy or services to support additional 

employment.

The local character and natural amenity will be forever changed.

I do not believe four storey buildings fit with our communities 

wishes or expectations as it will simply end up being another 

Byron Bay.

Iluka is known for its low key fishing village atmosphere with 

pristine rainforest, beaches and waterways.

Buildings of this height massively impact neighbours light, 

breeze/air flow, solar capture and privacy.

There must be community consultation with the residents in 

particular those who live in Iluka and Woombah.

Please 

upload 

any 

additional 

supportin
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I strongly object to the proposed housing strategy for Iluka for the 

following reasons:

* There was no face to face community consultation

* The plan does not reflect our community's expectations or 

aspirations.

* The proposed changes will not provide affordable housing 

solutions

* There is ample land available for new homes in Woombah, 

MacLean, Lawrence, Grafton and other areas which would 

provide affordable housing options

* There is no economy or services to support additional 

employment and we have extremely limited services _ no doctor, 

barely have a police presence, no public transport, no 

employment opportunities just to name a few.

* The local character and natural amenity of Iluka will be changed 

forever

Please 
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No high school
Limited transport (3-4 buses day)
One childcare centre (offender full)
No hospital 
Only volunteers for firefigh�ng
We already have the birrigan estate that isn’t selling. 
This proposal only opens the door to developers. People
will not have affordable housing in Iluka 
Thank you

Please upload any addi�onal
suppor�ng documents

 





have to endure units next door.
Council has allowed single residence to be built on medium density land in
recent �mes, so why consider changing the zoning in this area to cover
planning mistakes made in other areas.
Please lean from the mistakes made in other areas such as the Gold Coast
which is now not a liveable city.

Please
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al
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nts

 





than achieved with th exis�ng vacant land in Iluka and Woombah. The lack of
reasonable consulta�on with residents is very disappoin�ng. Regards John lloyd

Woul
d you
like
to
recei
ve a
respo
nse
from
Coun
cil?

Yes

Privacy advice

Disclaimer

I agree

 





however I do not agree with the dra� strategy outlined by the Clarence Council
for Yamba. Yamba is one of the most iconic beach side towns in NSW, with a
relaxed coastal vibe which people live and visit for. This will be lost with such
proposals. Below is a list of some of the direct effects of which the proposed
strategy will bring.
1- Effect the character of Yamba.
2- Poten�al traffic and parking conges�on.
3- Inadequacy of Infrastructure.
4- Reduced residen�al amenity.
5- There is already an adequate amount of land zoned 2(b).
6- Overshadowing.
7- Visual impact.
8- Overdevelopment.
9- Access to air, light, sun and loss of sea breeze.
10- Poten�al loss of views.
11- To maintain Yamba's heritage is paramount.
12- Social changes that would occur with a change to residen�al flat
developement.

The Clarence Valley Council is not listening to the local people or property
owners in making these decisions. 

Regards
Louise 

8- Overdevelopment.
Please
upload
any
addi�o
nal
suppor
�ng
docum
ents
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I strongly object to the above men�oned dra�. To begin with, Yamba is a unique
town and does NOT need high rise buildings. The people who have moved here,
your ratepayers, are here because Yamba has always in the past not been subjected
to high rise. The ameni�es and facili�es are currently faced with over taxing - traffic,
supermarket, doctors, parking, road condi�ons, so imagine with more and more
people living in high rise what it would be like. Businesses are finding it very difficult
to trade due to the lack of staff who cannot afford to live in this town due to high
rents brought on by investors purchasing real estate and pushing up the prices.
Council should start thinking of the people HERE already, not accommoda�ng
others yet to arrive. Look a�er US! There is already more housing in Carrs Drive
which could well finish as a disaster due to flooding etc. Deal with that problem
which is already present without moving on. What about the bypass? For years it
has been on the books and nothing has been done. Surely there is sufficient for
Council to do CURRENTLY without introducing more buildings and people!
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Absolutely unbelievable that Council would consider this. Yamba does not have
the infrastructure to support more people living here. Shopping poor, health
services extremely poor, roads/parking congested now all year. Outdoor areas are
very poorly kept, so imagine how many more services Council would need to
provide to cater for the extra popula�on. Plus the aesthe�cs of the town will be
totally ruined. Crime is rampant on a daily basis...does anyone on the Council read
the daily reports of the�s and break-ins on the many Yamba sites on social media?
No police sta�oned here. An�social behaviour is already rife especially during
holidays and weekends. Yamba residents do not want high buildings impinging on
the amenity of the area. No foresight or intellect at all! Just feathering some nests
of the powers that be in the town.
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World Heritage listed rainforest and
the Clarence River. The proposed drama�c increase in
density of the built environment,
increased traffic, reduc�on in vegeta�on, growth in
numbers of domes�c pets will likely
adversely impact nature and the natural amenity of the
town.
The proposed changes outlined in the dra� DO NOT
reflect my Aspira�ons for the Iluka
Community as they would not enhance livability for
residents, maintain the exis�ng family
friendly nature for visitors nor protect the natural
amenity of our town.
The height and density of the proposed development
will reduce cooling breezes for the
whole town, increasing reliance on ar�ficial cooling
therefore increasing energy use and
outdoor temperatures from waste air.
I believe the abundance of exis�ng short term rentals is
the main cause for the lack of long
term rentals and I have no confidence that increasing
the supply of townhouses would
alleviate this. Rather, I believe urgent regula�on and
enforcement is required to restrict short
stay holiday rentals, thus increasing long term supply
and reducing the severity of the boom
and bust holiday cycles currently hobbling local small
business.

Please upload any addi�onal
suppor�ng documents

 





imperative to align the strategy with the broader objective of providing affordable housing and 
ensuring the well-being of all Iluka residents, particularly those who are most at risk of 
displacement.

Regards
Sonya Maley
Iluka Resident
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Iluka Resident
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Visual impact;
Access to air, light and sun and loss of breezes

Please upload any addi�onal
suppor�ng documents

 





produc�ve. Not to men�on once these townhouses are built they will be
waterfront property. They won’t be affordable. They will likely become
holiday rentals. 

Building along the river a�er massive flooding also seems counterintui�ve.
These townhouses will be taller than most other buildings here. Ruin the
natural beauty of the bay, block exis�ng peoples homes, add more people to
a town that doesn’t have the infrastructure or the jobs to support families. 

In summary this plan seems like a money making scheme rather than a
genuine solu�on to the housing crisis and the cost of living. At least for the
town of Iluka. 

Have you looked at the new subdivision they are building here? Years and
only 3-4 houses are built…. I don’t trust that is project will be done well or
have the best interest for the current residents of Iluka who came here for its
small town feel and natural beauty. The bay would become a subdivision of
12m high townhouses….
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As a resident of Yamba since 1988 I strongly object to the rezoning of parts of
Yamba to accommodate high rise, high density development that will further
erode the amenity of this community. 
It is clear that any proposal to ensure such rezoning and development in the
CBD and the hill area would address affordable housing is a farce.
The projected popula�on and tourist growth such high density accommoda�on
could generate, could not be accommodated without significant corresponding
infrastructure. As recent history has demonstrated the present inappropriate
growth in development that has been permited has not come with matched
growth in infrastructure. Specifically addi�onal water storage or filtra�on,
sewerage treatment, emergency services capacity, supported care, access to
medical and health treatment, supermarket access/compe��on or parking. 
With the challenges of geographic access and defined area of Yamba and direct
surrounds a doubling or more of the current popula�on would not only be
irresponsible and unconscionable but negligent breach of duty of care to the
current residents. 
Further the risks involved in increased development of the fragile geology of the
hill area could leave Council and therefore rate payers’ libel should such
development cause or be subsequently subject to slippage or such disaster. 
Please ensure my objec�ons are noted.

Please
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The fire and flood hazard with only the one road to enter/exit Iluka for
emergency situa�ons . This road was block upto 3 days in 2019 Fires and
floods of 2021-2022.

Already exis�ng land zoned for affordable housing.

Isolated with litle or no work opportuni�es, public transport, secondary
educa�on. 
Limited Health and medical facili�es with no resident Doctor located in
Iluka. 

I also found the lack of community consulta�on with the exis�ng residents a
concern. 

If you require and further informa�on please don’t hesitate to contact me

Kind regards
Mark Scanlon
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upload any
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suppor�ng
document
s

 





opportuni�es just to name a few.
* The local character of Iluka and it's natural beauty would be destroyed
forever.
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I strongly object to this dra� plan. There has been no face to face community
consulta�on. This is core to Environmental Social and Governance policy
requiring transparency
The plan does not reflect community expecta�ons and aspira�ons as the plan
caters to developers who will build expensive waterview apartments - any
dwelling with a river view or close to the Iluka foreshore will atract a premium
price and likely end up in a holiday leƫng pool, air bnb arrangement when
wealthy owners are not "holidaying". Take a look at Byron Bay! Affordable
community development schemes include the Anchorage and others at
Woombah. There is also Yamba Quays for the well to do and Carrs Road Yamba,
plus Gulmarrad and Maclean. Why go to 4 storeys in Iluka when the land is
available?
The exis�ng infrastructure at Iluka is not ready for ver�cal development during
peak popula�on periods such as holiday season. The natural amenity, flora and
fauna will slowly be stressed as it will be "loved to death". Four storey apartment
living on Queen St and the riverfront are not first home buyer dwellings but
investment opportuni�es for the well to do. It's a joke that if falls inside Council's
"affordable housing policy". What a misnomer. 
The middle class will be driven out, the fishing boats will disappear and the Iluka
Harbour will filled with luxury yachts and cruisers - the toys of the wealthy. 
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take a toll on an already over populated area? One shopping centre?
No hospital? 
What’s going to happen in floods? How anyone can think this is a good
idea is beyond me. 
This would change the heart of Yamba forever and ruin the reasons
people move here in the first place. 
Affordable housing? That must be a joke. 
Clarence valley council needs to put a stop to this asap and take a long
hard look at all the developments that have already been approved… 
Trying to sneak this in over the Christmas period while everyone is
preoccupied with other things? Very clever council.. Clarence valley
council strikes again. 
Looking forward to the local government elec�on September 2024. 
What a joke

Please upload
any addi�onal
suppor�ng
documents

 





The area bordered by Riverview Street par�ally flooded during 2022 floods,
Buildings up to 12m heigh with large footprints will add to other proper�es risk
of flooding.. The roads and lanes in this area are too narrow to support more
through traffic and tenant on street parking. The change of zoning to prohibit
single dwellings being built is harsh and I consider inappropriate in this area as
it is a an established residen�al area of predominantly single story homes.
.
Spencer Street and Queen lane areas proposed height increase to 12m is too
high. The prohibi�ng of single dwellings is not in keeping with the exis�ng
street scape. Medium density housing with a height of 12m is not suitable in
Iluka as the topography is predominantly flat and high buildings would affect
sight-lines and cause over shadowing.
Please reconsider this zoning change.
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popula�on the pressure is going to be immense.
Unfortunately it seems unatainable to have affordable housing in the CBD
of Yamba unless you class million dollar proper�es 
As affordable, even if you have high density dwelling. 
Parking is another problem, if the addi�on of these houses have a car or
maybe even two where are these car going to be parked,.
Also with the addi�on of all the others developments anyone living
outside of the uptown area will find it impossible to get a park anywhere
near a beach for a swim, or shopping in the area. With next to no public
transport this is an irresponsible proposi�on.
Also with the construc�on of the dam wall in Carrs drive it is clear the the
uptown area of Yamba will certainly be cut off in several places along
Yamba road, as will the rest of Yamba residents in crystal waters, will no
doubt be flooded as a result of this Councils greed for more rate payers. 
The lovely town that I choose to reside in has slowly been destroyed by
the present council and its mates with no
Considera�on of present residents, or the anxiety that they have caused
to residents of Yamba.
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change.
The proposed heights of these buildings of 12m and 18m is beyond
comprehension. The plan states that the housing should be "affordable".
Does this mean more cheap, ugly apartments that will not stand the test of
�me?
Why can we not have low density, single storey housing with open spaces,
trees and �mely architectural designs? Not ugly boxes like the Gold Coast.
These buildings create wind tunnels, no privacy, take away shade and
overshadowing is a problem.
They also seem to be mainly rented to holiday makers so are not providing
housing for permanent residents.
Yamba is already stretched to the limit in providing adequate medical
services, schooling, police protec�on,recrea�onal facili�es such as bike paths
and parks and the roads are very busy. For instance Yamba Rd is already very
difficult to cross over and the noise level is on the increase.
Try not to ruin our town, try to make it more liveable and atrac�ve. 
Perhaps you could have a forum from the community asking for ideas on
moving forward with housing and improving the town.
If this proposal goes ahead we cannot imagine living here.
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I have a nega�ve response to the housing strategy. It appears that the strategy
has too much focus on the supply of housing and not enough on the quality of
life this overcrowding diminishes. Parklands in Yamba is quickly turning into an
overcrowded development. Yamba is losing its appeal as a place to live because
of overdeveloped housing estates. I will not be suppor�ng the strategy. Building
height increases, overcrowding, conges�on and lack of exis�ng infrastructure
are not desirable outcomes for the Clarence community.
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I am a home owner in Iluka and I strenuously object to the 

proposal to rezone Queen Lane and Spenser Street to allow for 

12 metre high dwellings. Developing high rise waterfront housing 

will not solve affordable housing shortages in Iluka. Waterfront 

apartments not affordable to rent or buy. This 'solution' will benefit 

people who can pay for this kind of housing, not the vast majority 

people who live in Iluka on low to middle incomes. The 

development of Queen Lane is neither safe nor practical - it is a 

narrow track that is used by children on bikes and scooters, 

people walking their dogs and very slow moving traffic. In order to 

service a high-rise strip, the road would need to be widened, 

which along with view-blocking apartment blocks, would destroy 

the character of this unique town. People who holiday and live in 

Iluka do so because they rely on that uniqueness - we don't need 

another Yamba, Kingscliff or Byron Bay. The lack of consultation 

with the community, and the timing of this submission process to 

fall within the Christmas period seems negligent at best, corrupt at 

worst. There needs to be an extension to the community 

consultation period, and genuine consultation with every sector of 

the community. Practical solutions to affordable housing in Iluka - 

allow granny flats and tiny houses on residential blocks, higher 

density housing in non waterfront areas of town, so that the 

housing is actually affordable, consider that the Birrigan 

development blocks are more affordable than waterfront 

apartments. Finally, Iluka is a remote, small, poorly serviced town. 

Version: 1, Version Date: 22/12/2023

Document Set ID: 2570673



Development of housing without concomitant expansion of 

services is irresponsible. Thanks for your time.
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I strongly object to the proposed housing strategy for Iluka for the following
reasons:
There has been no face to face community consulta�on.
There is ample land available for new homes in the Birrigan Estate and other
affordable op�ons for housing in Woombah and the Anchorage. There are very few
employment opportuni�es in Iluka at this �me. The CVC is not able to maintain
exis�ng river pathways, retaining walls eg in front of Sedgers Reef Hotel and
pathway towards the shopping centre near the Chemist to name a few non
maintained areas in this town. The exis�ng stormwater system in Iluka is totally in
adequate to discharge runoff during high rainfall events which are of a natural
event in this region, hence why we have a huge river draining the district i.e The
Mighty Clarence. The CVC has acknowledged this issue with the recent Flood
Warning signs aler�ng Iluka residents that we are about to become isolated. We do
not need addi�onal pressure on our infrastructure from mul� storey developments
as CVC is not able to maintain our exis�ng infrastructure.
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popula�on from the Birrigan development;
> There has been inadequate consulta�on with the general
popula�on;
> Some would argue that the short submission period, immediately
prior to Christmas, is an atempt to limit community input; and
> There are many alterna�ve development sites rather than
increasing popula�on on the edge of a world heritage site.
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Hi, I am a rate payer in iluka. 

I disagree with proposal and object to you releasing it for 

comment at Christmas. 

1. How will providing higher density housing in the most 

expensive streets do anything other than provide high cost 

apartments to high net worth individuals

2. How can higher building envelopes do anything for the brand of 

iluka except reduce visual amenity? 

3. Please provide your evidence that this will reduce housing 

prices, this type of development is common in other coastal 

towns, including Yamba. Are those close to the water or places 

with water views cheaper now?

4. Zone for granny flats, change zoning in wider streets further 

from queen lane that can handle higher density living and will 

remain cheaper. Invest in more community housing, put limits on 

air Bnb as they have done in Byron to keep houses on the rental 

market. Do a serious literature review of afforadble housing 

schemes

Please return to another round of consultations, and more the 

submission date away from Christmas so everyone can respond.

You also have a new land development in iluka. Rezone some of 

those blocks for higher density affordable

Living. 

Miles
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not goi g to provide affordable housing, only further conges�on,
crime, traffic , the list is long. Please listern to our residents.
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There is no economy or services to support addi�onal
employment and limited services in
the area.
The local character and natural amenity of lluka will be changed
forever.
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