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For further information about any matter raised in the submission please contact: 
	
	Elizabeth York
Regional Manager, Hunter Chapter
0434 914 901
eyork@udiansw.com.au
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Established in 1963, the Urban Development Institute of Australia is the leading industry group representing the property development sector. Our 500 member companies in NSW include developers, engineers, consultants, local government including Port Stephens Council, and utilities. Our advocacy is focussed on developing liveable, affordable and connected cities. 
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The Urban Development Institute of Australia – NSW Division (UDIA) welcomes the opportunity to provide a submission into the exhibition of the Port Stephens Council Draft Local Strategic Planning Statement (DLSPS). 
UDIA congratulates Port Stephens Council (Council) on the release on its DLSPS and commends Council for identifying significant growth opportunities and outlining some important steps to support them. We commend Council for describing how its LSPS will work within the Greater Newcastle Metropolitan Plan (Metro Plan) to support the Hunter Regional Plan (HRP).
This submission highlights the key issues that we have raised over ongoing consultation on behalf of our members which includes a range of developers operating within Port Stephens.
UDIA makes the following recommendations to Council to improve the DLSPS:
1. Provide a population projection and more definite dwelling and job targets.
2. Align the time horizon and actions of the LSPS with the Hunter Regional Plan 2036 and Greater Newcastle Metropolitan Plan 2036.
3. Coordinate strategic expenditure on Dawsons Drain to expedite the Williamtown Catalyst Area.
4. Deliver a local Port Stephens Urban Development Program that is updated annually and publicly available to deliver and monitor growth of housing and employment land, with clear accountabilities, working in partnership with industry. 
5. Create an independent economic development body to facilitate new investment to Port Stephens.
6. Seek bio-certification for strategic centres and catalyst areas.
7. Accelerate the delivery of local infrastructure from the s7.11 and s7.12 local infrastructure contributions accounts.
8. Maintain a merit-based approach to planning proposals with clear criteria for additional sites to be rezoned.
9. Provide flexibility in planning controls to encourage greater housing diversity.
10. Proceed cautiously and collaborate closely with industry in the development of any local biodiversity strategy, including koala management, and take a regional approach to biodiversity conservation.
11. Engage closely with industry to create flexible planning controls that enable vibrant mixed-use precincts that reflect future opportunities and the local flavour and utilise existing open space within future development opportunities.
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Vision
The DLSPS offers current statistics on Port Stephens, describes its features and highlights that it provides coastal communities with residents seeking connection to the natural environment, with an economy comprising agriculture, aquaculture, manufacturing, tourism, defence, construction, and retail and small business. The DLSPS and the Draft Local Housing Strategy signal that Council is seeking housing and jobs growth across the LGA.
We believe the final LSPS is an opportunity for a clearer enunciation of the overarching, aspirational vision and objectives for Port Stephens’ future growth. We encourage Council to articulate its vision of how it will utilise its lifestyle features and Catalyst Areas to achieve stated jobs and housing growth targets across the LGA. A strong vision will help ensure that there is alignment throughout planning proposals to leverage Port Stephens’ potential. 
Monitoring and Review
It is critical that this is assessed alongside the Community Strategic Plan (CSP) and we congratulate Council on its plan to review the LSPS on a four-year cycle concurrent with its CSP. We encourage Council to go further and review the LSPS actions every year and incorporate them into Council’s annual Operational Plan.  Regular monitoring and review of Council’s plans is critical to the successful coordination of the LGA’s growth. 
Alignment with Local Housing Strategy
UDIA notes that Council is exhibiting its Draft Local Housing Strategy (LHS) concurrent with this DLSPS. We welcome the release of the Draft Local Housing Strategy and are offering a separate submission on that document. We encourage Council to read our submissions together and refer to the other as appropriate.
UDIA congratulates Council for planning to deliver the LSPS and the Housing Strategy together, which allows the LSPS to reflect the final Housing Strategy. We appreciate the general statements in the DLSPS of expected growth, and the expectation of “over 7,500 new dwellings over the next 20 years”; however, UDIA believes that the LSPS and the Housing Strategy should contain population projections and more definite dwelling and job targets. Without them, the DLSPS unfortunately does not offer meaningful information to residents or developers about the vision for growth, where it is likely to occur and in what form. We encourage Council to also highlight projections to 2036 to align with the HRP and Metro Plan.
Recommendation: Provide a population projection and dwelling and job targets.

We note that the various other strategic plans to which the LSPS relates, including the Metro Plan, HRP, Community Strategic Plan have different time horizons, ranging from 2028 to 2036 to 2040. This lack of consistency makes it challenging for the community and industry to gauge the successful implementation of plans. We are urging all councils to align their LSPSs and Housing Strategies with the timing of the HRP and Metro Plan.
Recommendation: The LSPS should align its time horizon with the Hunter Regional Plan 2036 and Greater Newcastle Metropolitan Plan 2036.
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UDIA agrees that jobs growth in Port Stephens is tied to the success of the Metro Plan Catalyst Areas of Williamtown and Tomago, as well as the tourism industry on the Tomaree Peninsula. The Williamtown area, specifically, would be assisted by strategic expenditure on Dawsons Drain.
Recommendation: Coordinate strategic expenditure on Dawsons Drain to expedite Williamtown Catalyst Area.

We appreciate Council’s commitments to:
· Monitor the supply of employment land and work to ensure sufficient land is available should a shortfall in supply be identified. 
· Proactively develop, implement and monitor the local strategic planning hierarchy incorporating land use planning, infrastructure plans as required to guide future growth 
· Support the growth of strategic and local centres with our community through established strategic area Implementation Panels 
· Advocate for the declaration of Williamtown as a ‘Special Activation Precinct’ by the State Government. 
· Encourage growth through development and implementation of the Local Housing Strategy 
· Assess rezoning requests for consistency with the economic directions set in local strategies.
We support the Actions to prepare an economic prospectus for Port Stephens to attract business and investment; prepare land use studies and strategies including commercial and employment land studies; and complete strategic planning frameworks for strategic and local centres including infrastructure plans and funding strategies.

The coordination of infrastructure delivery with commercial and employment land is critical. UDIA urges Council to develop a local Port Stephens Urban Development Plan (UDP) which includes both housing and employment land. See our full comments within our submission to the Draft Housing Strategy.
Recommendation: Deliver a local Port Stephens Urban Development Program that is updated annually and publicly available to deliver and monitor growth of housing and employment land, with clear accountabilities, working in partnership with industry.


UDIA also encourages Council to create an independent economic development body, similar to the Dantia model utilised by Lake Macquarie City Council, to fast track the economic development objectives outlined in this Chapter. Such an organisation could assist Council in identifying prospective investors as well as funding mechanisms for Council’s economic growth priorities; and assist those prospects in clearing hurdles within the planning process. 

Related, UDIA has supported the State Environmental Planning Policy (Aboriginal Land) 2019 (SEPP) which supports the Darkinjung Local Aboriginal Land Council (LALC) in its efforts to best utilise its land on the Central Coast. Further to Planning Priority 2, the Aboriginal Land SEPP may be useful in supporting the economic development of Port Stephens’ local Aboriginal land and its communities.
Recommendation: Create an independent economic development body to facilitate new investment to Port Stephens.


UDIA recommends that Council assist in seeking bio-certification in strategic centres and catalyst areas. The Biodiversity Conservation Act (BCA) can be a serious constraint on delivery for both employment land and housing. Bio-certification would unlock these areas. See our full comments within our submission to the Draft Housing Strategy.
Recommendation: Seek bio-certification for strategic centres and catalyst areas.


Finally, UDIA recommends that Council can incentivise delivery of economic activation precincts by delivering the local infrastructure for which it holds funding in its s7.11 and s7.12 accounts. Again, see our full comments within our submission to the Draft Housing Strategy.Recommendation: Accelerate the delivery of s7.11 and s7.12 local infrastructure.
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UDIA is in general support of the priorities and actions in this Chapter, which are consistent with Council’s draft Housing Strategy. We note that the draft Housing Strategy, Live Port Stephens, is on exhibition at the same time as the DLSPS. We applaud Council for delivering these two documents together. We have provided a separate submission to the draft Housing Strategy, and we refer Council to that submission for the bulk of our commentary related to this chapter, especially regarding our recommendations to:

· Provide a target for new dwellings to 2040 and 2036 in line with the HRP and Metro Plan timeframe.
· Support a merit-based approach to planning proposals and maintain a clear approach for additional sites to be rezoned.
· Deliver a local Port Stephens Urban Development Program that is updated annually and publicly available to deliver and monitor growth of housing and employment land, with clear accountabilities, working in partnership with industry. 
· Balance social, economic and ecology factors in applying biodiversity conservation policies, to ensure housing supply is not undermined by elevated biodiversity requirements.
· Work with industry to consider incentives for infill development.
· In R3 and the first 400m of R2 zones, reduce minimum lot sizes and allow Torrens title, small-lot subdivision.
· Provide flexibility in planning controls to encourage housing diversity and enable emergence of new and emerging housing types
· Adopt an incentive-based approach for Affordable Housing in collaboration with industry.
· Accelerate the delivery of local infrastructure from the s7.11 and s7.12 local infrastructure contributions accounts.
· Monitor the Housing Strategy annually against the local UDP, and review the Housing Strategy and LSPS on the same timeframe to ensure clear and consistent objectives.




Planning Proposals
UDIA highlights the importance of maintaining a merit-based approach to the consideration of planning proposals.
The planning priorities outlined in the DLSPS will inform Lake Macquarie’s review of its LEP and development control plan; and planning proposals must indicate whether the proposed LEP will give effect to the Statement. Whether a planning proposal respects the Statement will become a relevant consideration for the Minister in determining if a planning proposal has the strategic merit to proceed past the gateway process. While the Statement does not contain detailed and technical planning controls it will clarify the future character of an area and with it, compatible and incompatible uses.  
We recognise that the Department of Planning increased the Strategic Merit Test requiring proposals to be consistent with the regional plans, and any endorsed local strategy.
UDIA is encouraged that the draft Housing Strategy includes in Appendix 1 criteria to guide site specific proposals. We believe a contextual assessment of a proposal that also considers the economic context and ability to meet targets is required as part of the assessment of site-specific proposals, and we underscore the importance of applying a merit-based approach to planning proposals.
Recommendation: UDIA supports a merit-based approach to planning proposals and recommends Council sets out a clear approach for additional sites to be rezoned.


Infrastructure 

UDIA supports the clear alignment between growth and infrastructure. We recognise that infrastructure requires coordination between local government, state government, and other infrastructure providers. 

UDIA strongly supports the Hunter Urban Development Program (UDP) as a tool in the coordinated regional delivery of land for housing and employment. We also urge Council to develop a local Port Stephens UDP for both housing and employment land. Please see our submission to the draft Housing Strategy for our detailed recommendation. 

UDIA also acknowledges the role of development in contributing toward the provision of new infrastructure aligned with growth. As outlined in our submission to the draft Housing Strategy, UDIA advocates for reform of the infrastructure funding system. We encourage Council to take proactive steps to accelerate the delivery of local infrastructure for which it currently holds contributions.
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Biodiversity
UDIA recognises that Port Stephens’ natural assets are a defining feature and we share Council’s goal to protect its valued natural environment.
UDIA agrees that ecology and biodiversity protection are important; however, social and economic factors are equally important considerations under the principle of ecologically sustainable development (ESD).  
Action 7.2 states that “Council will prepare and implement a Biodiversity Strategy to avoid, minimise and offset impacts on biodiversity.” UDIA urges Council to engage closely with industry as it undertakes this work so as not to undermine Council’s economic growth objectives.
The implementation of the Biodiversity Conservation Act (BCA) has increased costs of development and added confusion and complexity to the development assessment process. UDIA urges Council to proceed cautiously as it considers how best to balance its goals for economic growth, development and biodiversity conservation.
Biodiversity conservation is an area that must be carefully considered within the existing and evolving complex layers of legislation and regulation. The Federal Environment Protection and Biodiversity Conservation (EPBC) Act is currently under its 10 year review, and changes are likely; credit pricing under the NSW Biodiversity Conservation Act has not yet stabilised; and the NSW Government is actively working on strategic conservation planning (bio-certification) for the Hunter which will have far-reaching impacts, including on available local credits. 
UDIA recommends the following approach on biodiversity within the Port Stephens LGA:  
1. Any local biodiversity offset policy scheme should take into account conservation measures applied during the rezoning process and should be limited to development requiring offset under the Biodiversity Conservation Act 2016. 
2. The LGA should not be utilised as an impact boundary; instead, Council should utilise the Interim Biogeographic Regionalisation for Australia (IBRA) Subregion, and offset requirements should be equally applied notwithstanding their geographic source.  
3. Council should provide indicative mapping to help inform investment decisions, but as ecology maps often prove to be unreliable, maps should not be used to exclude specific sites from development.
[bookmark: _Hlk24363129]Action 7.1 states that “Council will review and update the tree and vegetation management framework.” UDIA believes that any local framework should: 
1. take into account conservation measures applied during the rezoning process; and
2. be limited to development requiring offset under the Biodiversity Conservation Act 2016.
Koala Management
Action 7.3 states that “Council will review and update the koala management framework” by 2023. UDIA urges Council to consult with the development industry as it works in this area. 
UDIA appreciates that there are many sensitivities about the status of koalas, which have been heightened following the recent bushfires. We believe that there should be a concerted effort to preserve habitat for koalas. This habitat preservation should be in locations where koalas have been observed/proven to reside, and in locations with trees which koalas actually feed-upon (feed trees). 
We were disappointed that the Koala Habitat Protection SEPP was recently adopted without any meaningful consultation with industry. We are currently engaging with DPIE on the Guidelines around the new SEPP, and we have significant concerns about the impact the new SEPP will have on land supply for development.
UDIA seeks to ensure that there are suitable pathways to enable development and growth under the new SEPP, while managing the sensitivities around koalas. We look forward to continuing to collaborate with the Department on delivering a sensible approach to koala management, which allows koalas to thrive alongside urban growth across the State, and we look forward to working with Council toward those same goals.
Recommendation: Proceed cautiously and collaborate closely with industry in the development of any local biodiversity strategy, including koala management, and take a regional approach to biodiversity conservation.

Sustainability
UDIA acknowledges the role of Port Stephens Council in enabling sustainability goals to be achieved through planning. UDIA recognises that there are substantial global megatrends impacting upon the ability to deliver sustainable urban environments. Electric Vehicles, smart city big data, and hydrogen will all influence the capacity to respond to climate change. Council needs to be responsive to global best practice and changing technology in this space, and not preference any specific technology or solutions to achieve outcomes for the community.
Planning Priority 10
UDIA supports Council’s goals to create people friendly spaces in local centres where people can come together. We agree with the importance of placemaking and would be pleased to work with Council to promote quality development and public spaces.
UDIA supports the improvement of open spaces and public domain and we consider open space to be part of the supporting social infrastructure for a development. As outlined in the DLSPS, we recognise that Port Stephens currently enjoys the benefits of an extensive existing network of open space. We support Action 7.5 to prepare a Green Infrastructure Strategy to establish baseline data to determine the current status of houses within a 10-minute walk of open space. We recommend that where such proximity exists, the utilisation of existing open space should be credited in development assessment. 
We reiterate the importance of delivering local infrastructure to support the creation of liveable communities, and again urge Council to accelerate the delivery of local infrastructure under its s7.11 and s7.12 plans.
Recommendation: Engage closely with industry to create flexible planning controls that enable vibrant mixed-use precincts that reflect future opportunities and the local flavour and utilise existing open space within future development opportunities.
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The DLSPS identifies the need for improved local and inter-regional transport connections. UDIA commends Council’s intention to seek grant funding, particularly for infrastructure to support healthy communities.
Port Stephens is connected through roads, ferry and airport to local, regional, state, national and international destinations, and UDIA endorses efforts to strengthen and expand upon those connections. We would be pleased to offer our support as Council advocates for improved transport networks, including efforts to support connections to the Newcastle Airport. 
Major Projects
[bookmark: _GoBack]As Council advances opportunities in its Catalyst Areas and Economic Centres, UDIA encourages robust community engagement. Our Urban Pinboard future city digital collaboration tool could be useful in communicating those endeavours transparently to the community and enabling principals of co-design. We would be pleased to meet with Council to discuss this capability.
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UDIA applauds Council on its work to support the future of Port Stephens and we look forward to working collaboratively with Port Stephens Council to progress the DSLPS to the next stage and implement appropriate LEP controls. Please contact Elizabeth York, Hunter Regional Manager at eyork@udiansw.com.au or 0434 914 901 to arrange a meeting. 
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