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Key Findings 

The following points are the key findings of the Tea Gardens/Hawks 

Nest Housing Strategy. The findings incorporate information 

extracted from a range of public sources such as published papers 

and statistics,  information supplied by Great Lakes Council, major 

landowners in the study area and through the consultative 

processes. 

The findings are the basis of the recommendations which appear in 

detail in Section 7 of this Housing Strategy. 

Current Housing Situation 

 The study area of Hawks Nest and Tea Gardens is 

experiencing strong growth and associated pressures for 

residential development. 

 The locality contains many natural attributes, such as 

scenic and environmental values, waterbodies and 

proximity to major urban centres (Newcastle and 

Sydney), that make it sought after as a place to reside 

and retire to. 

 Statistics show population growth has been sustained and is expected to continue over 

the next 25 years. 

 Great Lakes Council is currently considering rezoning proposals for a number of key 

developments within the study area, at various stages of completion. The finalisation of 

this Housing Strategy is required prior to the completion of these rezonings. 

 There has been common acknowledgement that coastal development in coastal 

locations frequently results in poor outcomes. The study area exhibits some of these 

outcomes, but development is generally at a standard equal to or better than many 

other coastal localities in northern NSW. 

 The study area is characterised by high land uptake, reliance upon cars for transport 

and a lack of cohesive planning across the three local commercial centres.  

Housing Affordability 

 Housing affordability is a complex issue characterised by a range of social and 

economic factors, which may apply at any one time. 

 Housing within the study area appears to be more expensive than other similar sized 

mid-north NSW coastal locations. Property in Hawks Nest is more expensive than Tea 

Gardens. Housing opportunities in Tea Gardens are considered more affordable. 

There are more opportunities for future affordable housing in Tea Gardens. 

 There is currently limited housing in the study area for first home buyers. 

 Given the complex nature of factors affecting affordable housing, the limited success of 

national and State affordable housing projects and the current NSW planning 
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legislation, there is limited action that any one local government body can undertake to 

significantly affect the provision of affordable housing in its local area. 

 It is considered the most effective measure that Council can 

undertake to encourage affordable housing is to ensure that 

a mixture of housing styles, types and 

sizes is provided in future. 

  It is acknowledged that there is currently only one major 

supply  

of land for residential development. More affordability could 

be achieved with competition from other land supplies. 

 Whilst there are constraints to development in the release areas in Tea Gardens (i.e. 

Myall Quays, Myall River Downs and North Shearwater) that location presents the 

greater opportunity for residential growth and for the provision of the greatest range of 

dwelling types and sizes needed for affordable housing. Affordable housing is best 

achieved by provision of a variety of housing types and residential densities. 

Existing Approvals, Supply and Densities 

 In the years 2000 – 2004, 320 single dwellings and 132 residential units were approved 

in the study area. 

 A sample of medium density developments within the study area indicates that in the 

three storey, medium density 2(b) zone average densities of around 50 dwellings per 

hectare are being achieved. The higher densities are being achieved on lots of 1500m2 

or more. 

 The three storey height permitted in the 2(b) zone is considered the appropriate 

maximum scale of development in the study area. Densities being achieved in the 2(b) 

zone are appropriate to the locality.  

 Approximately 440 residential lots have been approved in the study area during 2000 – 

2004. 

 Net lot yields in existing subdivisions are between 11 and 18 lots per hectare in Hawks 

Nest, and 9 and 14 lots per hectare in Tea Gardens. 

 There are a range of natural attributes and environmental constraints that will limit 

growth in the study area (e.g. ecology and vegetation, habitat corridors, drainage 

constraints, proximity to water bodies and wetlands). 

 There is limited opportunity for significant residential growth in Hawks Nest. The North 

Hawks Nest location may provide some opportunity for some “green field” development 

but the location is not consistent with the provision of affordable housing. 

 There are limited opportunities for “infill” medium density development in both Hawks 

Nest and Tea Gardens. The existing Tea Gardens commercial precinct also has 

opportunities for residential development in the form of mixed use development that 

could complement the future function of that centre for tourist support. 

 Future (average) net residential densities in new release areas have been estimated at 

13 dwellings per hectare for Tea Gardens and 10-12dwellings per hectare in North 

Hawks Nest LES areas, with exception of the North Hawks Nest town centre precinct 

where a target net density of approximately 30units/ha is proposed. 

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE II 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

Existing Population Characteristics and Housing Needs 

 The population characteristics of the study area show an aged population when 

compared to NSW and national averages. There are many more retirees and far fewer 

of the population are aged less than 44 years of age within the study area, in 

comparison to the averages. 

 The “skewing” of the population distribution to an older population will increase in the 

study area over the next 20 years with the impending retirement of the “baby boomer” 

generation. 

 Future housing needs to reflect the population characteristics with housing for the 

ageing population required. Such aged housing should not to be limited to that 

provided under the Senior Living SEPP. 

 Various analyses of population statistics of the study area have produced predictions 

for a future population demand in 2031 at between 10,000 and 14,000 permanent 

residences. This Housing Strategy supports the higher scenario predictions. 

Planning and Urban Design Considerations 

 Hawks Nest has a high level of scenic amenity and associated residential character. 

These qualities are mostly attributed to the dominance of vegetation over built form, 

street trees and the lack of kerb and gutter infrastructure. There are opportunities to 

incorporate these qualities in future developments where constraints allow (particularly 

on sand beds).  

 Development that does not address the street is the major contributor to poorly 

designed development in the study area. 

 Detailed planning controls contained within the existing Council wide DCPs must be 

updated to ensure future development reinforces the desired coastal village 

character/attributes of each township.  Importantly the need to preserve existing 

character of Tea Gardens (as a “coastal fishing village”) and Hawks Nest (as a “coastal 

village in a blackbutt forest, home to koalas and abundant wildlife”) should underpin 

any character-based local planning controls. 

 DCP22 - Myall Quays Estate requires a major review to address the range of issues 

outlined in Section 7.2.1. 

 Generally, examples of poorer developments found in the study area do not comply 

with the stated criteria contained in the DCPs. This is particularly so with development 

that does not address the street.  

Major Recommendations 

The following are the major recommendations of the Housing Strategy, described in further detail in 

Section 7.0. 
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Principles Identified for Housing Strategy 

The Housing Strategy has been formulated on the following principles, consistent with the concept 

of sustainability and best practice urban form outcomes: 

► reinforce and consolidate existing commercial centres; 

► establish focal points for development; 

► encourage higher residential densities around focal points; 

► protect natural features; 

► restrict incompatible development; 

► restrict inefficient use of land; 

► provide gateways; 

► maintain connections with existing towns 

► reduce reliance on cars; and 

► consideration of future technologies. 

LEP Amendments and Rezoning 

General Provisions  

 new release development should be in accordance with the new release area 

principles contained in Section 2.2.1 and Housing Strategy Principles contained 

Section 6 of this Strategy; 

 the existing 2(b) zone is the appropriate means to achieve density increases within the 

townships; 

 promote mixed density neighbourhoods on the basis that average net densities of 

13dw/ha are to be achieved throughout new release areas, subject to suitable urban 

design controls to maintain character ; 

 extend areas of 2(b) zoned land in Hawks Nest and Tea Gardens townships as shown 

in Figures 6.2 and 6.3a/b; 

 incorporate objectives into all residential zones that encourage and promote a mix of 

dwelling types to satisfy a range of housing needs; 

 incorporate a definition of small lot housing, which means a single dwelling or duplex 

entitlement on lots between 300 and 450m2, to be dispersed across new subdivisions 

with a maximum floor space ratio (FSR) of 0.4:1 together with a minimum 40% of the 

site to be used for soft landscaping; 

 a minimum of 10% of land in new residential release areas is to be utilised for small lot 

housing; 

 only permit non-residential uses in the residential zones where Council is satisfied that 

there is enough suitable land available for dwellings; 

 investigate amendments to the LEP to provide incentives for the provision of more 

affordable housing; and 
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 preserve affordable housing opportunities provided by caravan parks by applying 

appropriate zoning controls. 

Myall River Downs LEP 

 Subject to suitable urban design controls being in place, an average net density of 

13dw/ha should be achieved throughout this new release area, along with flexibility to 

site slightly denser developments closer to identified focal points and disperse smaller 

lot housing throughout.  

 consider the zoning of land for employment generating purposes and open space; 

 consider the incorporation of a small neighbourhood centre; and 

 consider zonings that will permit and encourage tourist facilities. 

North Shearwater 

 Use the 2(a) zone in North Shearwater to achieve low density development in keeping 

with the character of the land; 

 ensure the North Shearwater rezoning occurs as soon as practical to enable suitable 

supply and competition; 

 consider zonings that will protect the environmental attributes of the site especially 

steep land and habitat corridors; 

 consider the incorporation of a small neighbourhood centre; and 

 consider zonings that will permit and encourage tourist facilities.  

North Hawks Nest 

 Use a range of zones that will permit a range of housing types in accordance with the 

findings of the North Hawks Nest LES; 

 consider the incorporation of a small neighbourhood/village centre with relatively higher 

net densities than that of the surrounding urban development areas; and 

 consider zonings that will permit and encourage tourist facilities and recreational 

activities.  

Section 94 – EP&A Act 

 As a matter of priority Council update its Section 94 Plan/s for Tea Gardens & Hawks 

Nest to address the infrastructure demands of proposed population growth, including 

the future demands generated during peak holiday periods;  

 Subject to changes to current “Section 94” related legislation Council investigate 

opportunities to include provision(s) for the dedication of land and/or the payment of 

monetary contribution from development that creates demand for the provision of more 

affordable housing to certain target groups. 

Development Control Plans 

DCP 22 - Myall Quays Estate 

 Amend the provisions of DCP to reflect the following: 
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 identify and conserve land adjacent to the existing commercial centre for future 

commercial and mixed use development; 

 incorporate provisions that require the creation of active street frontages within the 

commercial precinct; 

 incorporate provisions that require the adaptive re-use of the ground floor of residential 

buildings for future home office or commercial in the commercial precinct; 

 incorporate objectives for residential areas within the DCP area that encourage and 

promote the mix of dwelling types and densities; 

 incorporate provision that future residential areas are to achieve an average net 

density of 13 dwellings per hectare net, with flexibility to site slightly denser 

development closer to focal points and disperse smaller lot housing throughout; 

 a minimum of 10% of undeveloped residential land in Myall Quays is to be utilised for 

small lot housing; 

 only permit non-residential uses in the residential zones where Council is satisfied that 

there is enough suitable land available for dwellings 

 continue to permit and encourage tourist development; 

 exclude reference to the use of lands in the vicinity of the Pony Club site to be used for 

recreational purposes; 

 conserve habitat corridors and environmental protection areas; 

 ensure links are established with the existing Tea Gardens township and North 

Shearwater;   

 incorporate provisions for the provision of cycle routes; and 

 update DCP 22 to incorporate relevant performance criteria from the Residential DCP 

for Urban Areas and DCP 31 – Subdivision, along with any additional design criteria to 

ensure that development is consistent with the desired character for this area.  

 

Residential Development Control Plan 

 incorporate provisions requiring new developments to 

front the street; 

 consider the incorporation of bonus provisions for site 

amalgamations that increase the street frontage of 

development sites; 

 consider the incorporation of bonus provisions for the provision of affordable housing; 

 incorporate provisions requiring 40% of new residential 2(a) development, other than 

townhouse or terrace style development, to remain as soft landscaping in order to 

reinforce the natural leafy character of Tea Gardens and Hawks Nest; 

 prepare a new character-based DCP that incorporates more detailed urban design,  

landscaping and streetscape guidelines/standards to be applied to existing and future 

development in the study area, as well as prescribes koala tree planting requirements 

within medium density areas of Hawks Nest; 
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 incorporate design principles to be provided for residential components of mixed use 

developments and housing in commercial areas within the study area; 

 nominate an average net density of  13dw/ha to be achieved in new release areas of 

Tea Gardens and 10-12dwellings per hectare in North Hawks Nest, with exception of 

the North Hawks Nest village centre precinct where a target net density of 30units/ha is 

proposed;  

 adopt a cumulative approach to ensure minimum densities are achieved in new 

release areas, such that no project application will be allowed to reduce the average 

net density of dwellings to below 13/ha over future release areas. 

 to ensure small lot housing in the new release areas is more affordable and maintains 

desired character, apply the existing FSR of 0.4:1 together with requirement that 40% 

of site is to be used for soft landscaping; 

 consider the introduction of a performance criterion requiring 10% of dwellings in a 

development to comply with AS AS4299 (Class C); 

DCP 31 – Subdivision  

 a minimum of 10% of land in the new residential release areas is to be utilised for small 

lot housing; 

 amend existing clauses that limit or restrict subdivision for small lot housing; 

 establish a minimum lot size of 1500m2 in the existing medium density zones; 

 incorporate provisions for the provision of cycle routes and pedestrian access; 

 incorporate provisions that ensure that the proposed street pattern interconnects with 

the existing townships; 

 incorporate provision for substantial street tree planting; 

 strengthen provisions of the DCP to result in greater scenic amenity, urban design and 

streetscape quality in residential subdivisions.  

DCP 28 - Exempt and Complying Development  

Amend the compulsory requirements for complying development in Schedule 2 to the DCP that 

applies to single dwellings as follows: 

 the roof pitch is to be no less than 20%; 

 the building is to cover no more than 50% of the lot;  

 a minimum of 40% of the property after the building work must remain as soft 

landscaping; 

 no more than two garages or a double garage are to be located on the lot; and  

 no more than one driveway is to service the dwelling. 

Affordable Housing 

 encourage development of more affordable housing options in appropriate locations; 

 investigate opportunities to enter into Voluntary Planning Agreements which facilitate 

land dedication and/or contributions for the provision of affordable housing, or  that 
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formalise developer arrangements aimed at ensuring small lot housing is initially sold 

to residents on moderate incomes; 

 encourage the development of shop-top housing development within the commercial 

centres; 

 Council lobby relevant State Government agencies to assist local governments to 

require an increase in private housing to be built to design standards to accommodate 

older people and people with disabilities; and 

 Council consider option of purchasing surplus land and/or re-use of existing Council or 

State owned land in strategic locations for possible joint ventures into affordable 

housing with State Government and/or private industry/community housing sector. 

Other Recommendations 

 undertake a Density-Urban Design Study with the intention of producing detailed 

planning controls that will deliver place-based design outcomes for both Tea Gardens 

and Hawks Nest;  

 amend Council’s Council's Design Specifications to permit greater flexibility in 

maintaining the desired streetscape character of Hawks Nest/Tea Gardens; 

 consider the preparation of a commercial strategy; 

 encourage the provision of State Environmental Planning Policy “Seniors Living” 

development in urban areas; 

 support the upgrading of existing Mobile Home Parks and Caravan Parks to provide a 

better living environment for permanent residents; 

 inform residents in relation to design options for adapting homes to cope with changes 

in mobility; 

 investigate ways to provide support to groups to  

resource new initiatives in the provision of crisis and 

transitional housing; 

 advocate for appropriate support services for people with 

special needs; 

 investigate the feasibility of running a regular Urban Design Awards program; 

 work with Housing Industry representatives to develop housing forms that will facilitate 

ease of conversion into granny flat or duplex accommodation; 

 educate developers and builders as to the need to facilitate a greater diversity in the 

type of housing in new and existing residential areas; 

 expand and formalise the pedestrian and cycleway network to facilitate access to 

centres of activity; 

 provide urban design training opportunities for relevant Council staff; 

 continually review projected growth figures, development and subdivision statistics;   

 review this Strategy in relation to progress towards the achievement of the 

recommended strategies on an annual basis; 

 the Housing Strategy is to be revised as required on a five year basis. 
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1. Introduction 

 (LGA) and are nestled between and around the 

hore of Port Stephens 

ks Nest 

Parsons Brinckerhoff (PB) was engaged by Great Lakes Council (GLC) to prepare this Housing 

Strategy for the localities of Hawks Nest and Tea Gardens. These two localities are situated at the 

southern end of Great Lakes local government area

Pacific Ocean, Port Stephens, Myall River and Myall Lakes. The northern s

forms the boundary between Port Stephens and Great lakes LGAs. The LGA, including Haw

and Tea Gardens, is a popular tourist destination. 

 
Photograph 1: Tea Gardens waterfront, with the bridge that links Hawks Nest in the background 

The study area is depicted in Figure 1-1. Each town has a unique character and accommodates 

f r ousing markets. Hawks Nest is considered to have more of a tourist accommodation role 

anent residences. The study area is made up of 

wnship of Hawks Nest; 

 of Tea Gardens; 

di fe ent h

with Tea Gardens as the main growth area for perm

a number of precincts being: 

 the existing to

 the existing township

 Myall Quays; 

 Myall River Downs; 

 North Shearwater; and 

 North Hawks Nest. 

Myall Quays and the existing townships are zoned for urban purposes. Myall River Downs, North 

Shearwater and North Hawks Nest are not. 
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GLC is located in the northern Hunter Region of NSW and forms part of what is known as the Mid 

North Coast. Like most coastal locations, Great Lakes is experiencing strong growth and associated 

pressures for the release of lands for residential and other forms of urban development. The area 

contains many attributes that make it a sought after location to reside. The natural qualities are a 

major attraction to retirees and those seeking a lifestyle change, as is the localities’ proximity to the 

major urban centres of Newcastle and Sydney. Newcastle central business district (CBD) is less 

onservation and Development Strategy 

 of a range of key environmental and 

t the known 

; 

 a continuation of existing dwelling types, dwelling densities and lot 

yields may not be appropriate to meet the longer term demand for housing and the needs of the 

plans associated with 

housing. It should also become a matter for consideration in the preparation and assessment of 

future Masterplans that are likely to be required for residential development. 

than one hour travel from Hawks Nest and Tea Gardens due to recently improved road linkages. 

In 2003, GLC prepared the Tea Gardens and Hawks Nest C

(the Conservation and Development Strategy). The Conservation and Development Strategy 

amongst other outcomes performed the following functions: 

 the recognition, classification and location

physical attributes of the lands; 

 location of key infrastructure and services;  

 identification of land suitable for future urban growth taking into accoun

constraints and opportunities; 

 provision of a framework for the orderly and efficient growth in the locality

 identification of guiding principles for future development; and  

 provision of a greater level of certainty in the rezoning process. 

GLC has commenced the rezoning process for several large developments within the locality.  

Several local environmental studies are at varying stages of completion. GLC and Department of 

Planning (DoP) have noted that

existing and future population.  

However, the issues associated with the provision of housing were not specifically addressed in the 

Conservation and Development Strategy. GLC therefore commissioned this Housing Strategy to 

specifically address the provision of housing to address this strategic need and assist GLC and 

State government agencies in the finalisation of rezoning applications associated with residential 

development. DoP have indicated that a Housing Strategy is required before the department will 

consider any further rezoning applications. The Housing Strategy will act as a guide for the 

preparation of future local environmental plans and development control 
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Figure 1-1 Study Area 
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Broad Context 
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2. 
the Broad Context 

ociated with future development (such as sustainable 

development and coastal town issues), then provides background on urban form considerations 

n on the 

lanning Policy (SEPP) 71 – Coastal Protection); 

Environmental Planning & Assessment Act). This Housing Strategy has therefore used this concept 

velopment is frequently overused and lacking in a clear definition 

of what it means and how to achieve it. Many of the measures frequently advocated to fully address 

owns such as Tea 

a Hawks Nest. In such a case it is advocated that instead of sustainable development per 

fo

an urban form that provides a high community amenity and reduces 

int based on an overall vision for what the future 

community should look like, that builds on the existing resources of the town, and 

Setting the Scene:  

This section provides an overview of the broad context in which the Housing Strategy has been 

developed. It concentrates firstly on issues ass

(choices and trends, densities and primary development controls) and also informatio

housing market and the issue of affordability. 

2.1 Issues Associated with Future New Development 

2.1.1 CONCEPT OF SUSTAINABLE DEVELOPMENT 

The notion of sustainable development or ESD (ecologically sustainable development) is supported 

by Great Lakes Council (2003) and has been identified as an agenda by both State and Federal 

governments (refer PlanningNSW, 2000; Coastal Council, 2003; NSW Environmental Planning & 

Assessment Act; State Environmental P

as a primary platform from which to consider existing and future implications of residential 

development in Hawks Nest/Tea Gardens.  

However, the term sustainable de

ecologically sustainable development (ESD) can also be argued to be mostly beyond what can be 

achieved by a Housing Strategy. 

For this study it is instead better to identify clear objectives for what can be achieved to address the 

intent of “sustainable development” when applying it to small coastal t

G rdens/

se, the general community and local and state government are primarily concerned with planning 

r communities and development that achieves four key objectives. That is it: 

 conserves and protects sufficient natural areas to maintain healthy ecosystems and 

protect biodiversity (eg. watercourses, core habitat areas, wildlife corridors); 

 encourages 

energy use (passive solar design, street orientation, maximising the number of people 

within walking distance of shops and facilities, opportunities for public transport 

provision);  

 does not destroy the particular qualities of the existing town that create its sense of 

place and are important to the local community (including main street areas and the 

economic viability of its town centre); 

 defines an overall limit to its footpr

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE 14 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

maintains generous visual and natural environmental physical breaks (or greenbelts) 

that distinguish it from other areas. 

By adopting the above four overriding objectives it should be possible to achieve a form of 

ban sprawl; and one which protects natural areas, the 

ens/ 

Hawks Nest, and are aimed at protecting and managing the natural, cultural, recreational and 

Under oastal 

Town”. rea: 

d by surrounding 

subdivisions. Towns are less likely to benefit from public transport and are less able 

 character of 

ns can easily be lost to suburban sprawl or tall buildings (p.15)”. 

The follow for coastal towns are identified as: 

etail centres and new outlying 

ral environment and town character; 

These types of issues can be related to the pressures facing Tea Gardens/Hawks Nest and its 

ussion of how to address them, is 

oblems such as slums, crime and disease. Transport to these new suburbs was initially 

by walking, cycling, trains and trams. With the proliferation of car ownership during the 1950s, cities 

70’s and 80’s the preferred subdivision design was detached housing on large lots. 

This housing was generally centred on a curvilinear street pattern and neighbourhoods that were 

development that is not considered ur

community’s values and has an identified physical limit.  

2.1.2 COASTAL TOWN ISSUES 

In recent times there has been an acknowledgement by the State Government that development 

pressures being placed on coastal areas are frequently resulting in poor outcomes. This has led to 

the development of State Environmental Planning Policy No 71 – Coastal Protection (SEPP 71) and 

the accompanying Coastal Design Guidelines. These apply to coastal areas including Tea Gard

economic attributes of the coast. Essentially, SEPP 71 identifies a development assessment 

framework to ensure that development in the coastal zone is appropriate and suitably located.  

the Coastal Design Guidelines Tea Gardens/Hawks Nest can be classified as a “C

 A quote from the guidelines is very pertinent to the development pressures facing this a

“Like cities, towns are under pressure to grow. However, towns are more at risk from 

the impact of increased traffic and the potential loss of identity create

to accommodate large-scale new buildings than cities. The existing

tow

ing opportunities and challenges 

 loss of economic viability of town centre (due to new r

residential suburbs); 

 impact on the natu

 ribbon development that reduces the physical separation that define separate 

settlements; and 

 degradation of water quality in waterways and coastal lakes. 

future. More information on the most relevant of these, and a disc

provided in the later sections of this report. 

2.2 Urban Form Choices and Trends   

2.2.1 PAST AND PRESENT 

The first real suburbs were built in the early 1900s as an alternative to crowded inner city areas and 

inherent pr

began to sprawl, with car access allowing for the development of areas not dependent on public 

transport. 

During the 19
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almost exclusively residential and segregated from others by arterial roadways with little 

 and cycling, lack of planning for public transport); 

hools); 

 a lack of the fundamental qualities of real towns and communities (pedestrian scale, an 

ble structure, a centre and defined edge, diversity of use and a defined public 

domain). 

design. This is an acknowledgement of the types of problems described above, the public 

e been given to the preferred new types of residential development that aim to 

e  balance of social, environmental and economic aspects, such as “Urban Villages”, “New 

uld have the 

duces car dependency;  

rhoods with an integrated and accessible system of 

ublic transport; 

archy that facilitates easy movement and 

Overall, there is now far greater emphasis placed on design that responds to the natural attributes 

connectivity. 

As these areas have aged a number of flaws with this design approach have become apparent: 

 high land take, with constant new land reserves required; 

 the high reliance on cars usage (due to segregated land uses, poor opportunities for 

walking

 access and safety problems associated with poor connectivity between streets and key 

areas; 

 service and infrastructure often poorly coordinated and lagging a long way behind 

residential development (such as suitable open space, roads, shops and sc

 the loss of natural drainage lines and resulting increased run-off rates) and large 

losses of native vegetation (with existing vegetation often not valued); and 

identifia

Current Trends  

In response, in recent years there has been a shift in what is recognised as best practice residential 

demanding a better environmental and social outcome and an increasing emphasis on ecologically 

sustainable development (ESD) in government policy.  

Various names hav

achi ve a

Urbanism” and “Smart-Growth”. In summary, best practice residential design sho

following features: 

 a location that is close to existing urban development and infrastructure; 

 a mix of land use that re

 an emphasis on energy efficiency (including passive solar design, water recycling); 

 positive public spaces; 

 the design of ‘walkable’ neighbou

pathways, cycleways and open space’; 

 an emphasis on p

 interconnected street system with a clear hier

disperses traffic; 

 integrated civic and commercial centres; and 

 local employment opportunities. 

of a site (topography, natural drainage lines, views, native vegetation) and seeks to develop an 

attractive, safe and healthier living environment. 
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The Australian Model Code for Residential Development – Urban (referred to as AMCORD Urban, 

Commonwealth Department of Housing and Regional Development (1995)) is a national code for 

residential development. A second document, Liveable Neighbourhoods (2000) produced by the 

West Australian Government, based on the AMCORD guidelines, is another well-recognised 

s a basis for providing information 

on best practice urban design and planning for this report.  

 Approach for New Release Areas 

re

e configurations); 

Ne

oods based on 

ty and strong local identity. 

uch as active street 

crease ease of access. 

ental features into design. 

relevant document. Both of these documents have been used a

Preferred Planning

The two benchmark documents described above promote a holistic approach to the design of new 

sidential areas by: 

 promoting a more detailed and graphic analysis of the site that feeds into the future 

design; 

 encouraging a greater use of structure plans to strategically plan for new areas 

(showing general land us

 providing an alternative approach based on compact and sustainable urban 

communities; and 

 using a performance-based approach to subdivision design that promotes innovative 

solutions.  

The documents advocate the concept of sustainable urban development. In particular,   Liveable 

ighbourhoods describes the following principle aims to achieve for new urban areas: 

 Lower Car Dependence – by designing walkable neighbourh

appropriate neighbourhood and compatible mixed use land uses (rather than traditional 

approaches that seek to segregate land uses). 

 Community – foster a sense of communi

 Interconnected Streets – provide a network of interconnected streets for walking, 

cycling and driving. 

 Personal Safety – encourage public surveillance through design s

frontages (e.g. shop frontages rather than blank walls, commercial areas that integrate 

housing). 

 Public Transport – promote its use and in

 Mixed Use Development – design for development with mixed use possibilities that 

are adaptable over time. 

 Diverse Housing – design for a diverse range and mix of housing styles and 

population needs, at a density that can support local services. 

 Preserve Environmental Areas – avoid important environmental areas and 

incorporate cultural and environm

 Open Space and Water Management – design a comprehensive system for open 

space and water management. 

 Affordable Housing – ensure cost-effective and resource-efficient development.  
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The types of urban form choices encouraged by these and other best practice urban planning 

2.2.2 HOUSING DENSITIES 

Housing densities are a primary tool for influencing the final form of urban development with 

ased population for less land take.  

o s ensity is important because it is: 

 a measure of population which determines social and physical infrastructure needs; 

There is, however, a misconception by many that increasing housing densities leads to a 

lling becomes smaller as well. Hence, different 

population averages need to be applied to different housing styles.  

It is also noted that population information which discusses occupancy rates, such as census 

Co l 

l land not directly related to the dwelling; 

These are appropriate descriptions of density for ascending scales of development ranging from the 

 site required for non-residential use, which will increase as the housing 

density increases. 

methods have been used as a sound platform for the recommendations developed in the later 

sections of this report.  

increased housing densities leading to incre

Why is Density Important? 

H u ing d

 a measure of the form of the built environment; and 

 used to assess development potential in economic feasibility terms. 

To encourage walking, as opposed to car usage, urban areas need to be designed so that higher 

density areas are within walking distance of public transport nodes such as bus routes. As a general 

rule, it is assumed that a practical maximum walking distance is 500-1000 metres.  

proportional increase in population. This assumption does not recognise that as dwellings become 

smaller, the average number of persons per dwe

details, should take into account vacant dwellings. 

Density Definitions 

Residential density is basically a measure of the number of dwellings per area of land. However, 

this can be expressed in a number of ways depending on what is included in terms of dwellings, 

streets and open space. 

One of the clearest definitions of residential densities is contained in AMCORD (Australian Model 

de for Residential Development) Urban (Commonwealth Department of Housing and Regiona

Development, 1995). This includes the following: 

 site density: The ratio of the dwelling to the land it occupies. This area includes local 

streets, open space and any other communa

 net dwelling density: The ratio of the number of dwellings to the area of land they 

occupy (including internal public streets) plus half the width of adjoining access roads 

that provide vehicular access to dwellings). 

 gross dwelling density: The number of dwellings on the land occupied by dwellings 

including local streets, open spaces, social and commercial facilities and an 

appropriate proportion of adjoining sub-arterial or arterial roads. 

single block to the whole neighbourhood. There is no fixed relationship between these densities as 

the proportion of the total
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There are other, less direct measures of density that can be useful in defining criteria for 

velopment. These are: 

 floor space or plot ratio: Ratio betw

de

een floor space within the building and the area of 

 prescribe the site density. 

a left as open 

lope: The limits within which a building must be contained. 

nsity as occupancy levels vary substantially with the dwelling type. It 

i e influence of such factors to avoid misleading predictions of 

the effects of policy initiatives. 

 walking distances to necessary 

ellings per hectare. Such areas place far greater 

ing table has been provided by the Urban Design Advisory 

cal dwelling yields associated with a range of housing types. 

Note that all densities are net. 

T lds 

the lot. This may also require height limits to be specified if the form of the building is to 

be adequately controlled. 

 building height: Limits may be set to the height of the building and combined with the 

above to

 site coverage: Ratio of the area occupied by the building and the are

space. 

 building enve

 set backs: An alternative to building envelope, which relates the building to defined site 

boundaries. 

All these relate to the number of dwellings covering a defined area of ground. This can only ever be 

an approximate measure of de

s important therefore to understand th

Examples of Housing Densities 

Typical housing densities in older inner city areas with terrace-type housing (such as Paddington in 

Sydney and Cooks Hill in Newcastle) are approximately 17 dwellings per hectare. These densities 

are high enough to achieve sustainable public transport and easy

facilities (schools, shops, parks). A density of 17 dwellings per hectare is also generally regarded as 

the most optimal to support a successful public transport system. 

Conventional new subdivision areas, based primarily on detached housing on blocks averaging 

about 750 - 800m2 achieves about 8-10 dw

emphasis on car usage. Concentrations of three storey apartment blocks generally achieve 

densities of 30-40 dwellings per hectare.  

The information provided in the follow

Service (UDAS). Table 2:1 shows typi

able 2:1: Typical Dwelling Yie

Housing Type Typical Lot Size Density 
(houses per ha) 

Large detached house on large lot. > 2 < 1000m 9 

Large detached dwelling on large lot 700m  2 10 - 13 

Detached dwelling on medium lot  575m  2 14 - 16 

Small lot housing with reduced setbacks 450m2 17 - 19 

Semi detached 1 and 2 storey  360m  2 20 - 24 

2 storey townhouses 300m2 25 - 30 

2 storey attached houses rear car/courtyard 225m  2 30 - 34 

Small lot 2 and 3 storey townhouse 200m2 35 - 40 

3 storey terrace houses 200m2 41 - 60 

3 to 4 storey apartments  60 - 79 

5 – 8 storey apartments  80 - 99 
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Housing Type Typical Lot Size Density 
(houses per ha) 

High rise apartments (> 8 storeys)  100 + 

Density Implications 

Issues associated with higher density development include: 

 market acceptability (small units are usually more difficult to sell in fringe areas); 

ed as negative (to avoid overcrowded look, lack of variety); 

 

ew other uses 

required, with net and gross density virtually the same in such cases. However, in order to provide a 

Densities considered to be high by Australian standards can be achieved by the use of a 

plex and ultimately terraced housing. Still higher densities can be achieved 

by further reduction of the lot width and the merging of the houses into terraces. The implications of 

 it should be noted that it is generally recognised that many 

y to be satisfied by seeking to increase 

 has been considered as part of the 

tanding of the way in which development controls influence what 

Development controls can be used to define the bulk, height and 

he primary development controls include (Urban Development 

02): 

 side and rear setbacks; and 

 physical form of development – good design is needed to ensure denser developments 

are not perceiv

influence of household mix – there is a need to ensure the likely household mix (and 

resulting community mix) is consistent with the community’s vision for a new 

development. 

It is possible to achieve relatively high gross densities over small areas, as there are f

wide range of supporting uses for the overall community, such as open space, social and 

commercial facilities, it is necessary to achieve much higher net residential densities. 

combination of small lots, small housing units and a variety of dwelling types such as duplexes 

(becoming more common in Australia), triplexes and short terraces. 

A range of densities is possible while maintaining frontage access to every lot using a conventional 

grid street layout. Higher overall densities can be achieved by a combination of reducing average lot 

sizes and introducing du

this process are that densities in excess of 20 dwellings per hectare require a combination of small 

houses and small lots. 

It is important to understand that the issue of density is a complex one which can have implications 

not obvious at first sight. Increasing residential densities will probably result in the development of a 

wider range of house types. This would appear to be of benefit in terms of housing choice and 

increasing affordability. Overall,

environmental objectives in urban areas are more likel

residential densities. The issue of optimal densities

recommendations of this report. 

2.2.3 PRIMARY DEVELOPMENT CONTROLS 

It is necessary to have an unders

type of urban form is created. 

location of development on a site. T

Advisory Service (UDAS), 20

 building height; 

 building depth; 

 building separation; 

 street setbacks; 

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE 20 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

 floor space ratio. 

The following highlights the key features of each type of development control that can be used to 

achieve quality design and urban form. A large portion of this information has been adapted from 

t Design Code (NSW Urban Design Advisory Service, 2003). 

y outcomes are achieved. Such 

controls should be specified in terms of metres and number of storeys. Height controls should be 

based on desired future character, site context and solar access.  

uble-faced 

units and cross ventilation. Infill development often requires more slender buildings, while wider 

buildings can be appropriate in new areas or where a mixed use component is included. 

 building is perceived and whether suitable landscape planting is possible. Flat 

buildings of three storeys or higher need adequate separation to prevent overshadowing and visual 

a

relates to the public domain. These setbacks can allow for adequate 

landscaping, visual and acoustic privacy, minimise overshadowing of the street and ground floor 

s

 as in mixed use areas, 

a zero side setback can be used. These setbacks can be used to ensure usable spaces remain 

around buildings, such as allowing for open space areas at building rears.  

ds to be used in 

conjunction with other building envelope controls as described above. Heights, setbacks and FSR 

The application of these types of controls to Tea Gardens/Hawks Nest is discussed later in this 

report. 

he Residential Flat 

Building Height 

Building height is a key control as it has one of the greatest impacts on physical and visual amenity 

and can be used to emphasise a desired character. The rationale for specific height controls should 

be clearly conveyed in planning documents to ensure satisfactor

Building Depth 

Building depth normally refers to the measurement of a building from front to back. It can have a 

large impact on residential amenity. In flat buildings more narrow buildings allow for do

Building Separation 

Spatial separation between buildings affects the overall street form and character of an area by 

influencing how each

nd privacy issues. 

Street Setbacks 

Street setbacks establish the front building line. These controls influence the character of the street 

and how a building 

treet entries for flats. 

Side and Rear Setbacks 

Side and rear setbacks are used to primarily maintain appropriate amenity for adjacent residents. 

Where the desired future character is for a continuous street frontage, such

Floor Space Ratio 

Floor space ratio (FSR) can be used to provide some certainty over the level of development that 

will occur, and is a key term used by developers and planners to describe development potential. It 

is of benefit in defining the maximum amount of floor space yield. However, it nee

need to be consistent with both each other and the desired future urban character. 
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2.3 Housing Market and Affordability 

2.3.1 BACKGROUND 

By its nature, the housing market is influenced by two main factors: 

 economic factors (a need to maximise returns) – a short term influence; and 

 demographic factors (influences resulting from population changes) – a medium to 

long term influence. 

Due to these influences the housing market tends to be backward-looking and market orientated 

(i.e. there is a preference for continuing to produce what has sold in the past). Any change from 

past practice is usually seen as risky by developers and their financiers. 

There is a complex interaction of preferences involved when purchasers decide to purchase land 

and/or a dwelling. The decision involves making the perceived best trade-off between a purchaser’s 

preferred type of dwelling, within the constraints of what they can afford and the range of locations 

available. As a general rule most purchasers will reduce their preference for a particular housing 

type to gain a better location. 

Housing Affordability 

A Research and Policy Bulletin from the Australian Housing and Urban Research Institute revealed 

that projected housing demand since the 1990s has been driven by a growth in households not 

population growth. The increase of separation and divorce coupled with an ageing population has 

increased the number of households.  

At the end of 2001 a housing market boom commenced that saw the value of properties escalate 

during the majority of 2002. A recent study by the Australian Bureau of Statistics indicated that 

established capital city house prices jumped 17 per cent in 2002 until September of that year. 

Prices in Sydney jumped 21 per cent during this time.  

In December 2002, Sydney prices stopped rising for the first time in two years. Although it is 

recognised the boom has ended, the market is currently showing a stall and slight fall rather than a 

collapse. This is largely due to the fact that the Australian economy continues to grow and that 

interest rates remain low. 

The implication of the housing price rise in Sydney has had a direct effect on the housing prices of 

Hawks Nest and Tea Gardens. The decrease in travel time, due to route upgrades on the Pacific 

Highway coupled with relatively more affordable (as opposed to Sydney), has attracted Sydney 

residents to the area. This trend has increased demand for housing within Tea Gardens and Hawks 

Nest, which has forced an increase in housing prices and put pressure on land supply.  

The results of the market boom has seen housing currently become less affordable than at any time 

since 1996. For this reason Council requested that this Housing Strategy investigate possible 

measures for increasing housing affordability in the study area.   Promoting new sources of 

affordable housing means encouraging provision through the private market of housing options that 

are more likely to meet the needs of lower to moderate income households now and in the future.  
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Definition 

The 1992 National Housing Strategy1 defined affordable housing as: 

“housing for low to moderate income earners that is priced at such a level that allows 

them enough income after paying housing costs to meet other basic needs such as 

food, clothing, transport, medical care and education. While the term can encompass 

public and community housing (generally called social housing) it is more often used 

to describe other forms of assistance targeted to people who are either not eligible for 

social housing or who tend not to be able to access it.” 

The 1992 National Housing Strategy identified the housing affordability benchmark as households 

in the lowest 40% of income distribution spending more than 30% of household income on housing 

costs. 

A more localised definition of affordable housing within the study area might be: ’opportunities for 

households on low to moderate income levels to enter the private housing market without having to 

spend more than 30 percent of gross annual income on housing and utilities. 

2.3.2 AFFORDABILITY IN TEA GARDENS AND HAWKS NEST 

On 2 May 2005 a search of properties for sale in Hawks Nest, Tea Gardens and Winda Woppa on 

the “realestate.com.au” website was undertaken. 190 properties were displayed within the three 

areas. A second search in the same location for properties under $300,000 recorded only three 

residential properties, the cheapest being $290,000. A search for residential properties under 

$400,000 listed 33 of the 190 properties.  

Similar searches were carried out for other costal settlements of South West Rocks, Old Bar and 

Crowdy Head/Harrington. Table 2:2 below lists the findings of those searches.  

Table 2:2 Housing Affordability 

Area Properties < 
$300,000 (%) 

Properties 
$300,000 - 

$400,000 (%) 

Properties over 
$400,000 (%) 

Properties for sale 

HN/TG 1.6 15.5 82.3 187 

South West Rocks 31.6 36.8 31.6 38 

Old Bar 21.8 34.7 43.5 124 

Harrington/ 
Crowdy Head 

12.5 62.5 25 8 

While the above results might suggest that there are far fewer opportunities for houses in the study 

area under $300,000 compared to the other coastal locations, or that there are a far greater 

proportion of properties over $400,000 in the study area, there may be limitations to comparing 

these settlements with TG/HN while at the same time excluding areas such as Nelson Bay.  

Therefore a subsequent search was carried out on 2 May 2006 for Nelson Bay in which about 277 

properties were displayed.  Table 2:3 below presents the findings of that search compared with Tea 

Gardens/Hawks Nest on that date: 

                                                      
1 National Housing Strategy (Commonwealth Department of Community Services and Health, 1992) 
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Table 2:3 Housing Affordability: comparison of TG/HN with Nelson Bay (2 May 2005)* 

Area Properties < 
$300,000 / (%) 

Properties 
$300,000 - 

$400,000 / (%) 

Properties over 
$400,000 / (%) 

Properties for sale 

HN/TG 3 (1%) 42 (20%) 168 (79%) 213 

Nelson Bay 28 (10%) 55 (20%) 194 (70%) 277 

* Survey did not include acreage/semi-rural properties for sale at the time 

The results indicate that Nelson Bay has a higher proportion of properties in the less than $300,000 

range and a correspondingly lower proportion of properties over $400,000 in comparison to TG/HN; 

however the two areas compared very similarly in the $300,000-$400,000 range. 

Table 2:4 below shows typical weekly, fortnightly and monthly loan repayments for the amounts 

borrowed for housing mortgages. This is based on a 6.9% interest rate, a 25 year loan term and 

repaying principal and interest.  

Table 2:4 Loan Repayments 

Loan Amount Weekly Payments Monthly Payments 

$300,000 $484.62 $2,101.24 

$400,000 $646.16 $2,801.65 

$500,000 $807.70 $3,502.06 

$600,000 $969.24 $4,202.48 

Source: www.axa.com.au/axa/axaaustralia.nsf/Content/Home+Loan+Calculator 

The following graphs represent the individual weekly income of persons in the Tea Gardens and 

Hawks Nest area. This information was derived from the ABS 2001 census. It is noted in both these 

figures that the majority of individuals living in the area have a weekly income of between $120 and 

$299. The second most common bracket was $300 to $499. 

It is assumed, from demographic trends and the community surveys undertaken, that the majority of 

residents in the area, over the age of 45, owned previous homes in locations such as Sydney or 

bought property in the area several years ago. This means they would not have the financial 

detriment of borrowing the total amount for residential properties. 

Hawks Nest Weekly Individual Income by Age

0%

10%

20%

30%

40%

50%

60%

Nega
tiv

e/
Nil I

nco
m

e

$1
 - 

$1
19

$1
20

 - 
29

9

$3
00

 - 
$4

99

$5
00

 - 
$6

99

$7
00

 - 
$9

99

$1
,00

0 
or

 m
or

e

Not S
tat

ed

Income Range ($)

%
 o

f 
In

d
iv

id
u

al
s

15 - 24 

25 - 44

45 - 64

65 +

 
Figure 2-1 Weekly Individual Income in Hawks Nest 2001 
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Tea Gardens Weekly Individual Income By Age
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Figure 2-2 Weekly Individual Income in Tea Gardens 2001 

It appears that there are limited opportunities in the existing market for first home buyers, given that 

they require almost the entire home loan to be financed. This could have negative effects on the 

region by destroying social diversity and creating an environment that is maintained solely by 

retirees.   On the other hand, it should be recognised that existing rental market in the study area 

also provides affordable housing opportunities. Although no rental surveys were undertaken during 

preparation of this strategy, it is expected that these opportunities would increase over time as 

population grows. 

2.3.3 MEDIUM DENSITY HOUSING CHOICE 

Currently the medium density housing market in Tea Gardens/Hawks Nest is dominated by 

retirement style developments and holiday rental accommodation. Although these are fulfilling a 

need in the market, it also should be recognised that medium density, or small lot housing, needs to 

be considered in other locations. As discussed previously, medium density development that is 

focussed around commercial centres and community focal points can maximise the 'walkability' of 

neighbourhoods and increase the vitality of local centres.  This assumes, however, that such 

development will remain occupied over much of the year. 

By providing a mix of housing types, and a more diverse choice of medium density housing, 

affordability can also be addressed in the wider community.  For purposes of this Strategy, it is 

important not to confuse affordability in the study area with “public” or “project” housing, or with 

overcrowding that clashes with the character underpinning the area’s identity.  Clearly the design of 

more affordable housing is fundamental to the community’s acceptance along with integration into 

the existing surroundings of traditional neighbourhoods (as opposed to concentrating into select 

locations).  If properly designed it should be difficult to distinguish between affordable and ‘market-

rate’ housing in the study area. 
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3. Setting the Scene: 

the Local Context 
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3. 
the Local Context 

dy Area 

; within the Great Lakes Council local government area. The towns 

are separated by the mouth of the Myall River, which runs from the Myall Lakes down to Port 

harp in a 

strong south-westerly breeze.  

that adds to the ‘village’ character of the area. Many of the streets are 

 and has a small 

Setting the Scene:  

3.1 Stu

The study area for the Hawks Nest and Tea Gardens Housing Strategy is shown in Figure 1-1 (refer 

Section 1). 

The twin towns of Hawks Nest and Tea Gardens are located approximately 220 kilometres north of 

Sydney via the Pacific Highway

Stephens. Joining them is the 'Singing Bridge', named for its tendency to act like a wind 

Despite their proximity there are notable differences in the characters of the two towns. 

Hawks Nest is predominantly occupied by an older population that has purchased housing as a 

potential retirement investment. There is a high number of absentee owners that travel to Hawks 

Nest for weekend getaways and a high proportion of holiday letting. Hawks Nest has large amounts 

of vegetation coverage 

narrow and not kerbed and guttered. The majority of Hawks Nest is low density

commercial area consisting of an old-fashioned petrol station, newsagent and several small retail 

shops and restaurants.  

 
Photograph 2: Hawks Nest’s local shopping centre  
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n and accommodated a more diverse range of 

family types. Housing here is more modern and streets are kerb and guttered with a more common 

umber of constraints in the area. 

These areas are Myall River Downs, Myall Quays, and North Shearwater. In addition to those areas 

wn as North Hawks Nest. 

 

he issues associated with the provision of housing in the 

locality. Both Council and DoP have recognised that shortfall and that is the reasoning behind the 

sidered. In short, the Housing 

Strategy has to be adopted by Council and agreed to by DoP before the release of further land for 

ning Policy No 71, have an important 

role to play in shaping coastal development. The objectives of these guidelines have been given 

nated 

“Category 1” areas for further, priority rezoning investigations. The Conservation and Development 

trategy Precinct Map which identifies Category 1 investigation areas is shown as Figure 1-1. 

 

Tea Gardens has a more permanent population and higher development potential due to land 

suitability. In recent years, the development of residential areas such as Myall Quays, The Grange 

and Shearwater Estate have increased populatio

street appearance and less vegetation coverage.  

Hawks Nest and Tea Gardens are located on a low-lying coastal plain. Thus Council and DoP 

recognised early on in the rezoning process that future developments could have detrimental 

impacts to the surrounding environment, including loss of animal habitat and native vegetation. The 

Tea Gardens/Hawks Nest Conservation and Development Strategy identified only three precincts 

that are suitable and capable of urban development, due to the n

this Strategy also includes the area kno

3.2 Planning Context  

3.2.1 CONSERVATION AND DEVELOPMENT STRATEGY 

As previously advised, Council has prepared its Conservation and Development Strategy for Tea 

Gardens and Hawks Nest. That strategy will help form the blueprint that Council will use to balance 

social, economic or ecological issues. That strategy has been agreed to, in part, by the Department 

of Planning (DoP) so that it can support rezoning of land that is consistent with the Strategy. 

However, that Strategy did not cover t

commissioning of a Housing Strategy.  

Therefore, this Housing Strategy must be consistent with the findings and outcomes of the 

Conservation and Development Strategy. The two documents will then be used as tools against 

which potential rezoning applications can be measured and con

housing, over and above the existing zoned lands, can take place.  

It is also acknowledged that The Coastal Design Guidelines prepared by the Urban Design Advisory 

Service, which form an adjunct to State Environmental Plan

substantial consideration in the preparation of this Strategy. 

Upon completion of the Conservation and Development Strategy Council and DoP nomi

S
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Figure 3-1 Conservation and Development Strategy Precinct Map 
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3.2.2 ENVIRONMENTAL PLANNING INSTRUMENTS 

Environmental planning in NSW is carried out within the process defined In the Environmental 

Planning & Assessment Act (EP&A Act). It sets the process of developing plans to regulate 

competing land uses. Generally, planning in relation to land uses is achieved through documents 

known as environment planning instruments (EPI). 

There are three types of EPI and the processes for making and amending these documents is 

contained within Part 3 of the EP&A Act. The EPIs are: 

 State Environmental Planning Policy (SEPP):  SEPPs cover matters which are 

considered to be of state significance. They make take many forms and can apply 

across the state or to specific areas. 

 Regional Environmental Plans (REP):  REPs regulate any matters which are 

considered to be of regional significance. At present the Hunter REP, 1989 includes 

Great Lakes Council. 

 Local Environmental Plans (LEP):  LEPs are prepared and exhibited by local 

councils but made by the Minister. Generally there is a major LEP that covers all or the 

majority of a local government area. LEPs most often divide the areas they cover into 

areas such as residential, industrial, commercial and open space. Types of 

development that are permitted and not permitted are listed in LEP zone tables. Often 

each zone will have a zone objective against which proposed development in that zone 

can be assessed. 

EPIs are statutory documents given weight by the provisions of the EP&A Act. Also contained within 

Part 3 of the EP&A Act is provision for the preparation of Development Control Plans (DCP). A DCP 

cannot override the provisions of an EPI (usually the LEP) and provide guidance for the 

implementation and control of development. Often DCPs provide specific objectives for a type of 

development (eg. Industrial Development DCP), a type of service provision (e.g. Car Parking DCP) 

or apply to a specific area. 

A summary of the applicable EPIs and DCPs appears as Appendix A. However, for the purposes of 

this strategy, the main documents of interest and influence of outcomes are:   

 Great Lakes LEP, 1996; 

 DCP No. 22:  Myall Quays Estate; 

 DCP No. 30:  Residential – Urban Areas; and 

 DCP No. 31:  Subdivision. 

Of more particular relevance is how the housing strategy is to be implemented and how does it fit 

into these statutory planning processes detailed above. 

 

3.2.3 RELATIONSHIP WITH OTHER COUNCIL PLANNING 

The draft Housing Strategy will also implemented in connection with the following Council planning 

documents: 

 Residential Density and Design Review (currently underway); 

 HN/TG Koala Recovery Plan (adopted and implementation is underway); 
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 Port Stephens/Myall Lakes Estuary Management Plan (adopted and implementation underway) 

 Great Lakes Employment Strategy (in preparation); 

 Great Lakes Open Space Strategy (in preparation);  and 

 Infrastructure Strategies/Plans (existing Section 94 contribution plans to be revised upon 

adoption of Housing Strategy) 
 

The diagram below illustrates how the draft Housing Strategy fits in with Council’s overall planning 
for Tea Gardens/Hawks Nest. 

 

Relationships between documents

Community Consultation

LEP DCP Policies

Review of Residential densities and design controls
(DoP & Council funding)

Consider recommendations into:

Housing Strategy

Tea Gardens / Hawks Nest
Conservation and Development Strategy

Great Lakes Employment Strategy

Great Lakes Open Space and Recreation Strategy

Catchment Action Management Plan
State Environmental Planning Policies

Coastal design Guidelines

Other relevant Documents

3.3  Housing Supply 

GLC has furnished information on housing approvals for Hawks Nest and Tea Gardens over a five 

year period of 2000 – 2004. These approvals have been summarised in Table 3:1 below. For the 

purpose of the summary, dual occupancy and duplex developments were incorporated into the 

class of units. 2005 figures (year to date) are shown in the table but have not been included in any 

calculations. 

Table 3:1 Housing Approvals 2000 to 2004 

Hawks Nest 

Land Use 
Zone 

Dwelling Type 2000 2001 2002 2003 2004 Total (2005) 

Single dwellings 25 13 14 4 8 64 (1) 

Units 5 - 5 - 14 24 (6) 

2(a) 

Total 30 13 19 4 22 88 (7) 

Single dwellings 3 2 1 - - 6 (1) 

Units 9 2 7 23 2 43 (39) 

2(b) 

Total 12 4 8 23 2 49 (40) 

Total 42 17 27 27 24 137 (47) 
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Tea Gardens 

Land Use 
Zone 

Dwelling Type 2000 2001 2002 2003 2004 Total (2005) 

Single dwellings 47 29 57 21 23 177 (13) 

Units 6 6 26 - 3 41 (12) 

2(a) 

Total 53 35 83 21 26 218 (25) 

Single dwellings 3 1 - - - 4 - 

Units - - 2 - 20 22 - 

2(b) 

Total 3 1 2 - 20 26 - 

Single dwellings 20 5 8 16 20 69 10 

Units - - 2 - - 2 - 

2(f) 

Total 20 5 10 16 20 71 10 

Total 76 41 95 37 66 315 (35) 

Hawks Nest + Tea Gardens  

Total Dwellings 118 58 122 64 90 452 (82) 

 Tea Gardens Hawks Nest Total 

Single Dwellings 250 70 320 

Units 65 67 132 

 

Hawks Nest 

Over the five year period a total of 137 dwellings have been approved in Hawks Nest, or 

approximately 28 per year. 70 were single dwellings and of these, 64 were approved in the 2(a) 

zone with only 6 in the 2(b) zone. There were 67 dwellings approved in unit developments: 43 in the 

2(b) zone and 24 in the 2(a) zone. It appears from these figures that there is little demand for 

redevelopment in the 2(b) for single dwellings. 

 

Tea Gardens 

Tea Gardens has seen much more activity in housing approvals over the past five years. 315 

houses were approved during that time, which represents an average of 63 per year. 177 of these 

single dwellings were in the 2(a) zone, 4 in the 2(b) zone and 69 in the 2(f) zone. This means that 

65 units were approved in Tae Gardens: 41 in the 2(a) zone, 22 in the 2(b) zone and 2 in the 2(f) 

zone. It is interesting to note that during the five year period there were only 2 units approved in the 

2(f) zone whilst 69 houses were approved in that zone during the same period. (Note: the 2(f) zone 

only applies to Myall Quays.) However, at the time of this report there were ten additional approvals 

to date in 2005, and both Council and the owners of Myall Quays indicate that other applications are 

currently under consideration, whilst others are being prepared.  

So, in total, some 320 single dwellings have been approved in Hawks Nest or Tea Gardens during 

2000 – 2004, whilst 132 units have been approved. This means on average 64 single houses were 

approved per year and 26 units per year. This gives a total average of 90 approved dwellings per 

year in the combined areas.  
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3.4 Residential Housing Densities 

During the land use survey a number of sites in both Hawks Nest and Tea Gardens were identified 

which contained multi-unit residential development or had current approvals for multi-unit 

development. The units ranged from dual occupancies through to large scale three storey 

developments of over 30 units. GLC was asked to provide information on both the number of units 

approved or erected and the site areas. These figures were then used to calculate the densities 

achieved in these developments. The results are shown in Table 3:2.  

Table 3:2 Housing Densities 

Hawks Nest 

Property Details Floors Zone Site Area 
(m2) 

Units Density 
(Units/ha) 

10 Russell St 3 2(b) 2903 18 62 

22 Russell St 3 2(b) 1694 12 72 

26 Bennett St 3 2(b) 632 3 47 

13 – 17 Beach Rd 3 2(b) 2354 15 64 

108 Booner St 3 2(b) 1811 12 66 

32 Booner St 3 2(b) 1040 3 28 

58 – 60 Moira Pd 3 2(b) 2210 9 40 

52 Moira Pd 3 2(b) 2054 7 30 

Tea Gardens 

123 Marine Dr 2 2(a) 588 2 34 

129 Marine Dr 2 2(a) 2144 2 9 

48 Marine Dr 3 2(b) 1220 8 65 

45 Marine Dr 3 2(b) 865 3 35 

16 –18 Jacob St 3 2(b) 4290 34 79 

Cnr Coupland Ave/ Marine Dr 3 2(b) 2184 8 36 

16 – 18 Ogden St 2 2(b) 966 4 41 

131 – 143 Myall Pd * 2 2(b) 19210 13 7 

That table shows the range of densities achieved in Hawks Nest for three storey development 

ranges from 28 to 72 units per hectare. The average density at these sites is 52 units per hectare. 

The same information for Tea Gardens indicates the range of densities varies from 35 to 79 units 

per hectare, with the average also being 51 units per hectare. (It should be noted that two dual 

occupancies (123 and 12a Marine Drive) have not been included in the above calculations. Nor has 

131-143 Myall Parade as the whole of the site has not been developed and the actual development 

envelope for the 13 units is not known). 

These figures raise a number of interesting issues: 

 the average of 51 units per hectare accords with the UDAS densities for three storey 

townhouses, which were estimated at 41-60 dwellings per hectare; and 

 higher densities generally occur on lots greater than 1500m2 in area. 

The above figures are from a small sample that is not considered random (for statistical purposes). 

Particular emphasis was placed upon three storey residential buildings as they appear to be the 

most common form of medium density development. The need to maximise yield also reflects the 

increased land values that apply to the study area.  

It is also considered coincidental that the results show the typical densities in Hawks Nest and Tea 

Gardens as exactly the same. However, the figures do tend to accord with UDAS figures. From 
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these and the UDAS figures it is reasonable to expect that two storey medium density residential 

development could achieve around 35 dwellings per hectare. It is noted that a small two storey 

development at 16-18 Ogden Street achieved 40 dwellings per hectare. 

Information provided by Crighton Properties in respect of achieved and expected densities for 

medium density residential development in Myall Quays suggests that medium density 

developments are achieving between 17 and 44 dwellings per hectare, and averaging 30 dwellings 

per hectare. These figures are significantly lower than those achieved in Hawks Nest and the 

remainder of Tea Gardens. 

3.5 Vacant Land 

The number of vacant lots in the study area has been ascertained by information provided by GLC 

(garbage codes) and the landuse survey conducted by PB (early 2005).  

In Hawks Nest the garbage code information suggests there are 67 vacant lots and the Landuse 

Survey, 65 vacant lots. Yet, the situation in Tea Gardens is not quite so easily clarified, as the 

garbage code information suggests 247 vacant lots and the Landuse Survey suggests 200. These 

differences have probably been caused by the landuse survey identifying a number of dwellings 

under construction (at various stages) that would not have been recorded as vacant lots. Using the 

GLC data, a garbage service is not required or requested until such time the dwelling is occupied. 

For the purposes of this report it has therefore been assumed that there are currently approximately 

200 vacant lots in Tea Gardens.  

It is of interest to note that GLC conducted its own survey of vacant lands in June 2003 as part of its 

Conservation and Development Strategy. That survey indicated a total of nearly 50 vacant lots in 

Hawks Nest and 121 lots in Tea Gardens. This indicates that there are a rather constant number of 

vacant lots in Hawks Nest. This is possibly indicative of people purchasing the lands for future 

housing, say upon retirement. The level of vacant lots is much more varied in Tea Gardens as there 

are many more lots released in any particular year.  

The following information on the supply of residential lots has been supplied by GLC. The 

information consists of the numbers of residential assessments for both towns as well as the 

subdivision plans released. By way of explanation, an assessment is an identifier given by Council 

to a piece of land. It is generally based on ownership or, more particularly, rating details. The 

increase in assessments is very closely correlated to the number of new allotments.  

The release of a subdivision plan does not necessarily mean that a new lot is created. However, to 

have a subdivision plan released means that the proponent has fulfilled all conditions of 

development consent including construction of infrastructure and payment of all fees. In other 

words, the proponent would have expended most of the capital associated with the subdivision 

without having the title registered. Therefore, the subdivision plan release is a good indicator of lots 

created. 
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Table 3:3 GLC Residential Assessments 

 1999 2000 2001 2002 2003 2004 Total 

Hawks Nest        

Assessments 1384 1402 1414 1433 1458 1471 - 

Increase - 18 12 19 25 13 87 

Tea Gardens        

Assessments 797 894 937 979 1053 1146 - 

Increase - 101 43 42 74 93 353 

Table 3:4 GLC Residential Subdivision Plan Releases 

 2002/03 2003/04 2004/05 Total 

Hawks Nest 4 12 - 16 

Tea Gardens 28 58 143 229 

Total 32 70 143 245 

The information presented in Table 3:3 and Table 3:4 indicate there is a much greater supply of 

land in Tea Gardens for residential purposes. Over the period 2000 – 2004 there were 87 

residential lots released in Hawks Nest or 17 per year on average. During the same period, 353 lots 

were released in Tea Gardens which represent an average of 71 lots per year.  

These figures generally accord with the number of dwellings approved in each town during the 

corresponding years.  

3.6 Residential Lot Yields 

GLC has also supplied information on lot yields within the existing townships. The information has 

been broken down into individual areas, which are identified in Figure 3-2. The information provided 

by Council appears in Table 3:5. It is noted that gross area in the table includes roads and open 

space areas. These areas are not included in net yields.  

Table 3:5 Residential Lot Yields 

Zone  Gross 
Area (ha) 

Net Area 
(ha) 

No. of Lots Gross Lots 
per 

hectare 

Net Lots 
per 

hectare 

Hawks Nest 

2(a) Area 1  
Albatross Ave 

16.27 10.52 178 10.94 16.92 

2(a) Area 2 
Kingfisher Ave 

32.17 18.29 320 9.95 17.50 

2(a) Area 3 
Mirreen Street 

30.98 21.55 300 9.68 13.92 

2(b) Area 4(1) 
Booner Street 

10.80 7.10 78 7.22 10.98 

2(b) Area 4(2) 
Booner Street 

11.28 7.91 99 8.77 12.52 

2(b) Area 4(1) and 4(2) 
Combined 

22.09 15.01 177 8.01 11.79 

Tea Gardens 

2(a) Area 1: Myall River 
Down Settlers Way 

8.28 6.01 83 10.02 13.8 

2(f) Area 2 
Shoreline Drive 

40.90 23.19 315 7.70 13.58 

2(a) Area 3 
Village Centre 

26.90 15.08 184 6.84 12.20 

2(b) Area 4 
Village Centre 

10.36 7.29 68 6.56 9.33 
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Figure 3-2 Lot Yield Analysis Areas 
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The information indicates that lot yields (i.e. net lots per hectare) are generally greater in Hawks 

Nest than Tea Gardens. The highest lot yields occur in Hawks Nest Areas 1 and 2, with these 

subdivisions having net densities are around 17 lots per hectare. 

This compares with Tea Gardens, which generally has significantly lower yields. Maximum yields 

are in the range of 14 lots per hectare net. These occur in Areas 1 and 2. Area 1 is zoned 

residential 2(a) and Area 2 is zoned 2(f). 

3.7 Land Supply 

The following is a review of the available information pertaining to the supply of land in the study 

area. 

3.7.1 HAWKS NEST 

There is currently limited supply of land for residential purposes in Hawks Nest. The Landuse 

Survey has identified in the order of 60 vacant lots. This includes ownership by people wishing to 

retire in the locality. Therefore not all these lots are available for development in the near future. 

There is approximately 1.5 hectares of land near Kingfisher Drive which is zoned part residential 

2(b) and part residential 2(a). There are also two areas of 2(a) zoned land east of Tuloa Avenue 

and south of Mirreen Street which total approximately 10 hectares. Both the parcels of land are 

affected by habitat constraints which will reduce yields, if development occurs at all.  

3.7.2 NORTH HAWKS NEST 

GLC resolved in August 2005 to commence an environmental study and LEP for all lands between 

Myall Lakes National Park and existing residential land and golf course at Hawks Nest. The 

resolution builds upon its previous resolution of August 2004 to investigate the majority of the land 

to environmental protection and urban purposes if it was demonstrated that an appropriate 

development/ conservation package was achievable. For the purposes of this Housing Strategy and 

based on advice from GLC, it is assumed that approximately 60 – 80 hectares of land will be 

available for development yielding 750 dwellings and 200 tourist units.  

3.7.3 TEA GARDENS 

Myall Quays 

Information supplied by GLC indicates that within Myall Quays there are 165 hectares of 

undeveloped land which is zoned 2(f). This calculation does not include existing roads. However, 

not all this land is available for residential development due to constraints and servicing 

requirements. For the purposes of this study, the following assumptions have been made: 

 20% of the site will be allocated to road construction (or 33 hectares). This is based on 

15 metre road reserves and average depth of blocks at 30 metres. 

 20% of the site is required for on-site water detention (or 33 hectares) based upon 

discussions with the land owner. 

 10% of the site (16 hectares) will be utilised for open space purposes. 

 5% (8 hectares) will be available for tourism related development. 

 2 hectares will be for future commercial developments. 

This leaves 73 hectares available for residential purposes. 
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Myall River Downs 

The draft Myall River Downs local environmental study identified an envelope of 150 hectares of 

land suitable for development. However, not all of this land will be available for residential 

development. The following applies to Myall River Downs: 

 28 hectares of land has been committed to The Hermitage Retirement Village with 281 

approved dwellings. 

 Council has identified the need for an integrated sporting complex and community 

services facilities. The Conservation and Development Strategy has identified a site on 

Myall River Downs adjacent to Myall Street and north of the existing residential area off 

Settlers Way (i.e. Area 1 on Figure 3-2). 7 hectares is required.  

 10 hectares to be set aside for the extension of the Tea Gardens Industrial Estate. 

This leaves 105 hectares available for residential purposes. In respect to these 105 hectares the 

following assumptions are made: 

 20% of the site (or 21 hectares) is allocated to road construction 

 20% of the site (a further 21 hectares) is required for on-site water retention 

 10% of the site (10.5 hectares) is required for other open space and corridors 

 5% of the site (5 hectares) is allocated for tourism related development 

This leaves approximately 48 hectares available for residential developments. 

North Shearwater 

The North Shearwater precinct has an area of approximately 120 hectares. The site is dissected by 

an area identified in the Conservation and Development Strategy as a fauna linkage, which also 

contains steep and visually important land. In addition, there are areas of high habitat value and 

fauna links along Myall River. These constrained lands total approximately 58 hectares. The 

Conservation and Development Strategy also identifies two precincts for eco-tourism opportunities, 

which total approximately 17 hectares. This leaves approximately 45 hectares for residential 

development. It is assumed that 20% (of 9 hectares) will be utilised for roads, giving a total of 

approximately 36 hectares left for low density/environmental living development. 

3.8 Existing Housing Stock 

Land use surveys of existing residential areas within Hawks Nest and Tea Gardens were completed 

as part of the Housing Strategy to determine the existing housing types and residential densities. 

The land use maps can be seen in Appendix C. This information aided in determining: 

 future development land releases, based on demographic trends; 

 diversity in residential housing types; 

 areas for potential redevelopment; and 

 the character of existing precincts. 

The approximate number of existing lots for Hawks Nest and Tea Gardens are shown in Table 3:6 
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Table 3:6 Residential Lot Numbers 

Locality Approximate Number of Lots 

Hawks Nest 1265 

Tea Gardens  1040 

Total 2305 

In Hawks Nest single dwellings (85%) with single storeys (62%) are most common, however a 

higher proportion of dwellings are two storey (37%) compared to Tea Gardens (12%). Hawks Nest 

also has a higher proportion of older housing with approximately 80% of dwellings over the age of 

20 years compared to 45% in Tea Gardens. Winda Woppa is made up of approximately 94% single 

dwellings with 84% two storeys. Approximately 66% of the dwellings in Winda Woppa are believed 

to over the age of 20 years.  

In Tea Gardens the majority of residential dwellings were single storey (88%), single dwellings 

(75%) of varying ages. This is reflected with the establishment of new estates, which are 

predominantly single storey single dwellings. 

In total only 15% of the residential dwelling types in the area were two or more multiple dwelling 

types. Only 7% of this held three or more dwellings to a lot.  

The land use survey also estimated the age of dwellings. It was ascertained that, as expected, 

Hawks Nest generally has an older housing stock than Tea Gardens. 35% of dwellings in Tea 

Gardens are less than 20 years old compared with 25% at Hawks Nest and 29% at Wind Woppa. 

62% of dwellings in Hawks Nest are between 20 and 40 years compared with 21% at Tea Gardens. 

The tabulated results of the land use survey are also included at Appendix C. 

3.9 Population and Needs 

This section provides information on the current and projected National, State and local 

demographic trends. It discusses the estimated population growth and the characteristics of that 

growth within the Hawks Nest/Tea Gardens area. The implications of these trends are also 

discussed in relation the housing strategy.  

3.9.1 POPULATION CHARACTERISTICS 

Median Age 

The median age of people in the Great Lakes LGA in the 1991 Census was 42 years (NSW – 32 

years). In 1996, the median age of people in the LGA was 44 years (NSW – 34 years), and in 2001 

it was 47 years (NSW – 35 years). This is a clear reflection of the increasing number of retirees in 

the area and the general aging of the population across the State as a consequence of the post-

WW2 ‘baby-boomer’ population becoming older and advances in health care resulting in people 

living longer. 

Age Profile  

Figure 3-3 and Figure 3-4 compare the age distribution of Hawks Nest and Tea Gardens with NSW. 

Hawks Nest has a predominantly older population with only 12% of the population under the age of 

15 in 2001. In the same year, the percentage of persons under the age of 15 in NSW was 20%, a 

considerable difference.  
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Figure 3-3 below shows the age distribution of Hawks Nest in 2001, compared to the State. It can 

be seen that 57% of the total population of Hawks Nest were over 50. In 2001, the percentage of 

the population over 65 in NSW was 13% (DoP – population projections) compared to 31% in Hawks 

Nest (ABS data).  

In 2001, 84% of the population in Hawks Nest was Australian born and only 1.5% of the population 

could speak a language other than English. Only 2% of the population in Hawks Nest was identified 

as indigenous persons in 2001. This indicates that the population of Hawks Nest is predominantly 

senior Caucasian Australian born persons, with English only speaking backgrounds. 

Age Distribution Comparison - Hawks Nest and 
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Figure 3-3 Age Distribution Comparison - Hawks Nest and NSW, 2001 

Figure 3-4 below shows the age distribution of Tea Gardens in 2001, compared with the State. It 

can be seen that 53% of the total population of Tea Gardens were over 50. In 2001, the percentage 

of the population over 65 in NSW was 13% (DoP – population projections) compared to 24% in Tea 

Gardens (ABS data).  
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Figure 3-4 Age Distribution Comparison - Tea Gardens and NSW, 2001 
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It can be seen that Tea Gardens has a slightly younger age distribution than Hawks Nest.  Figure 3-

3 and Figure 3-4 both show the largest age demographic as 60-69 in Hawks Nest (19%) and Tea 

Gardens (21%), the largest age demographic for NSW is 30 - 39.    

In 2001, 85% of the population in Tea Gardens was Australian born and only 2% of the population 

could speak a language other than English. Only 3% of the population in Tea Gardens was 

identified as indigenous persons in 2001. This indicates that the population of Tea Gardens is 

predominantly senior Caucasian Australian born persons, with English only speaking backgrounds. 

3.9.2 POPULATION GROWTH 

National Trends 

The Australian Housing and Urban Research Institute (AHURI) recently released a paper on the 

projected housing demand in Australia to 2011. A key finding of the report was that the increase in 

housing demand was no longer due to increased population but a growth in households. This 

change has been stimulated by an increase in separation and divorce and an ageing population. It 

was recognised that children were leaving home to start their own households whilst the parents 

stayed in the family home. 

Long term projections of the report predicted that by 2030 Australia would see a population increase 

of 37% and a 61% increase in the number of households. The report noted that regions along the 

east coast of Australia will continue the high growth experienced in the 1990s.  

State and Regional Trends 

DIPNR (now Department of Planning) released a document in 2004 on ‘NSW State and Regional 

Population Projections 2001 – 2051’. The main highlights in relation to NSW population growth and 

change were as follows: 

 in 2001 the population of NSW was 6.57 million; 

 in 2051 the projected population of NSW will be between 8.4 million and 9.6 million; 

 NSW is projected to reach 7 million by the end of 2008 and 8 million by the beginning 

of 2026; 

 between 2001 and 2011 NSW is projected to grow by more than half a million people; 

and  

 NSW is growing due to overseas migration and natural increase (more births than 

deaths), but it is losing people due to internal migration to other States in Australia. 

Also in this paper, Great Lakes LGA was classified within the ‘Hunter Balance’, which was also 

made up of Dungog, Gloucester, Merriwa, Murrurundi, Muswellbrook, Scone and Singleton.  

The report made the following points on the projected population change for this region: 

 In the 20 year period 1981 – 2001 the average annual growth rate for Hunter Balance 

was 1.7%. 

 The annual rate of change between 2001 and 2006 is projected at 0.8%.  

 By the period 2026 – 2031, the annual growth rate is expected to slow to 0.6%. 
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 The average annual rate of growth for Hunter Balance is expected to slow substantially 

over the next 30 years. 

The following trends for the Hunter Balance’s age structure were also noted: 

 The population aged less than 15 years is expected to decline by 14% by 2031 to total 

17,800 and comprise 15% of the total population. This group will fall at a faster rate 

than the State as a whole. 

 The Hunter Balance region’s population will continue to age. By 2009, the number of 

people aged 65 years or more will outnumber those aged less than 15 years.  

 By 2031, the population aged 65 years and over will more than double to number 

36,100 and comprise almost one third of the total population. 

The large expected increase in the older age groups along with minimal growth in the working age 

population (15 to 64 years) will result in a considerable increase in the dependency ratio for the 

Hunter Balance region which is projected to rise from 60 dependants per 100 working age 

population in 2001 to 86 per 100 in 2031. 

Great Lakes LGA 

The following information is contained in the DIPNR document entitled New South Wales State and 

Regional Population Projections 2001 - 2051, 2004 Release. These population projections should 

not be regarded as predictions, forecasts or targets, but are projected using particular assumptions. 

DIPNR generally updates this information every five years. The projections for the Great Lakes LGA 

are presented in Table 3:7.  The percentage of each age group cohort has been calculated for the 

2001 and 2031 populations to show trends as the current population ages. 

Table 3:7 Great Lakes Population Projections 2000 - 2031 

Age Persons 

  2001 %:2001 2006 2011 2016 2021 2026 2031 %: 2031 

0-4 1,580 4.9 1,690 1,700 1,740 1,810 1,870 1,900 3.8 

5-9 1,970 6.1 1,990 2,040 2,040 2,090 2,160 2,230 4.4 

10-14 2,110 6.6 2,130 2,150 2,180 2,170 2,200 2,280 4.5 

15-19 1,690 5.2 1,920 1,930 1,950 1,950 1,930 1,970 3.9 

20-24 1,050 3.3 1,240 1,340 1,370 1,360 1,350 1,320 2.6 

25-29 1,240 3.9 1,070 1,180 1,260 1,300 1,290 1,280 2.5 

30-34 1,480 4.6 1,610 1,490 1,610 1,700 1,750 1,760 3.5 

35-39 1,870 5.8 1,820 1,920 1,840 1,970 2,060 2,130 4.2 

40-44 2,180 6.8 2,170 2,130 2,230 2,170 2,310 2,410 4.8 

45-49 1,980 6.1 2,460 2,480 2,480 2,590 2,530 2,660 5.3 

50-54 2,150 6.7 2,360 2,800 2,860 2,890 3,000 2,940 5.8 

55-59 2,340 7.3 2,760 2,970 3,420 3,530 3,590 3,730 7.4 

60-64 2,540 7.9 2,800 3,350 3,580 4,060 4,230 4,320 8.6 

65-69 2,290 7.1 2,750 3,080 3,730 3,980 4,480 4,670 9.3 

70-74 2,280 7.1 2,260 2,680 3,080 3,760 4,020 4,520 9.0 

75-79 1,780 5.5 2,030 2,050 2,440 2,840 3,500 3,780 7.5 

80-84 1,050 3.63 1,450 1,680 1,730 2,090 2,480 3,090 6.1 

85+ 640 2.0 1,030 1,490 1,910 2,190 2,640 3,240 6.5 

Total 32,200  35,510 38,460 41,440 44,440 47,390 50,220  

These estimates clearly indicate the effects of our ageing population with “baby boomers” moving 

into retirement and the population living for longer. Whilst the predictions are for the whole of Great 

Lakes LGA it is readily apparent that the trends shown here will occur also in Hawks Nest and Tea 

Gardens. 
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Table 3:7 shows a reduction (in terms of percentage of population) in all age group cohorts from 0-4 

to 50-54 and an increase in all cohorts above 55. Significantly, it is estimated that the percentage of 

the population aged over 65 will increase from 26% to 38.4%. There will be a decrease in 0-19 

(22.8% to 16.6%), 20-39 (17.6% to 12.8%) and 4064 (34.8% to 31.9%) age groups. This has 

significant implications for housing types and provision of services. 

Hawks Nest and Tea Gardens 

A number of studies have reviewed the population growth anticipated within the study area. The two 

documents that are cited below are the Conservation and Development Strategy and a report 

entitled Population Growth Projections: Tea Gardens/Hawks Nest 2005 (Planning workshop 

Australia, 2005).  

Council’s population estimates for Projected Annual Change is that the increase is anticipated to 

almost entirely occur in Tea Gardens, as opposed to Hawks Nest. This shift is due to the availability 

of developable land in Tea Gardens and the reduction of land available for development in Hawks 

Nest due to environmental and other concerns. 

Under the Conservation and Development Strategy for Tea Gardens/Hawks Nest the projected 

population in 2031 was estimated at 9,756 using the high growth scenario. The strategy noted 

population would be divided into 80% (7,759) Tea Gardens and 20% (1,997) in Hawks Nest.  

The Conservation and Development Strategy estimated population growth at low, medium and high 

growth scenarios for permanent (winter) and peak (holiday) populations. These figures are 

presented in Table 3:8 and Table 3:9. 

Table 3:9 
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Table 3:8 Anticipated Permanent (winter) Population: Hawks Nest/Tea Gardens 

Location  Dev Trend 2001 2006 2011 2016 2021 2026 2031 

Tea Gardens Low 1,372 1,973 2,551 3,085 3,920 4,509 5,454 

 Medium 1,372 2,137 2,862 3,598 4,649 4,513 6,606 

 High 1,372 2,293 3,207 4,111 5,379 6,317 7,759 

Hawks Nest Low 1,173 1,225 1,237 1,416 1,578 1,783 1,997 

 Medium 1,173 1,229 1,254 1,416 1,578 1,783 1,997 

 High 1,173 1,237 1,254 1,416 1,578 1,783 1,997 

Total Low 2,545 3,198 3,789 4,500 5,498 6,292 7,451 

 Medium 2,545 3,366 4,116 5,013 6,228 7,196 8,603 

 High 2,545 3,530 4,461 5,526 6,957 8,100 9,756 

 

Table 3:9 Anticipated Peak (Holiday) Population: Hawks Nest/Tea Gardens 

Location  Dev Trend 2001 2006 2011 2016 2021 2026 2031 

Tea Gardens Low 1,757 2,500 3,232 3,907 4,655 5,355 6,095 

 Medium 1,757 2,707 3,625 4,557 5,521 6,428 7,384 

 High 1,757 2,904 4,062 5,207 6,388 7,502 8,672 

Hawks Nest Low 2,806 2,909 2,939 2,989 2,998 3,080 3,162 

 Medium 2,806 2,919 2,979 2,989 2,998 3,080 3,162 

 High 2,806 2,939 2,979 2,989 2,998 3,080 3,162 

Total Low 4,564 5,408 6,170 2,896 7,653 8,435 9,258 

 Medium 4,564 5,626 6,603 7,546 8,520 9,508 10,546 

 High 4,564 5,843 7,040 8,196 9,386 10,582 11,834 

GLC acknowledges that the above table underestimates the peak population by omitting occupancy 

at motels and caravan parks at peak times. 

The Conservation and Development Strategy also estimated the age breakdowns at 2031 for both 

Hawks Nest and Tea Gardens. This information is presented in Table 3:10. 

Table 3:10 Estimated Population by Age Group - 2031 

 Age Group (% of Population) 

 0-4 5-12 13-19 20-29 30-39 40-49 50-59 60+ 

Hawks Nest 5.2 6.8 5.2 6.5 9.4 9.1 15.7 41.8 

Tea Gardens 4.6 8.5 6.0 5.8 11.6 9.6 17.5 36.3 

These figures further indicate the likely ageing of the population within the study areas. The “aged” 

proportion of the population is anticipated to be higher in Hawks Nest than in Tea Gardens. This 

indicates the greater opportunities for new housing in Tea Gardens, which is likely to be more 

affordable and attractive to families. 

The Population Growth Projections: Tea Gardens/Hawks Nest 2005 reviewed the Conservation and 

Development Strategy estimates as well as a range of other documents and issues, including: 

 a previous report dated 1998, which estimated a population of 19,500; 

 census data; 

 council Section 94 Contribution Plans; 

 occupancy rates; and 

 lot production. 

The report concluded that Hawks Nest and Tea Gardens will maintain rapid and sustained growth. It 

projected a population of at least 11,000 in the study area by 2031.  
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The collection of data on building approvals and land releases since 2001 gives the opportunity to 

test the predictions made to date. This will be done to 2006, only one year in the future. 

Using the figures cited in Section 3.3, 320 single houses were approved by GLC in the study area 

during the 5 years 2000 to 2004. In the same period 32 units were approved and 100 aged care 

units have been constructed. Applying occupancy rates of 2.3 for single dwellings and 1.8 for units 

and aged care housing, the total population accommodated by such housing is 232 people per 

year. At this rate of increase the population of the study area can be estimated at 3,695 in 2006. 

This compares with the Population Growth Projections: Tea Gardens/Hawks Nest 2005 projection 

of 3,970 and the Conservation and Development Strategy high growth scenario of 3,530. 

It is important to understand that the population is likely to increase rapidly, growth will be sustained, 

and the population is likely to be older than existing with the “baby boomer” generation moving into 

retirement.  

3.10    Housing Needs  

Housing Needs for the Elderly (80+ years) 

This age group category represents 4.2% of the total population of Hawks Nest Tea Gardens. 

However, predictions prepared by DoP indicate that by 2031 the percentage of this category of 

population in the Great Lakes LGA will have increased to 12.6%. If achieved, this represents a 

threefold increase over current levels.  

This age group generally requires a higher level of medical and community service support and a 

lower level of mobility. Therefore, the main considerations for housing choice for the elderly are 

considered to be: 

 proximity to medical services, community care and emergency care; 

 shopping and social activities close to hand; 

 proximity to family and other networks such as friends and interest groups; 

 security and safety; and 

 properties that have minimal maintenance requirements (eg. small yards, new 

buildings). 

Housing Needs for the Retired (60 – 80 years) 

The proportion of the Hawks Nest Tea Gardens population aged over 65 is 31% in Hawks Nest and 

24% in Tea Gardens. Both localities are well above the NSW proportion of around 13%. Clearly the 

provision of housing for this sector of the market is currently a major consideration and this will 

continue into the future. DoP predictions estimate that in 2031 38% of the Great Lakes population 

will be aged 65 and over. 

This age group is generally considered to be financially secure, living in one and two person 

households. However, retirees generally purchase larger dwellings for use for visits by family 

members, usually children and grandchildren. The main criteria for choice in retirement age housing 

are considered to be: 
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 neighbourhood amenities such as streetscape (with an associated desire to see this 
amenity maintained); 

 proximity to retail facilities and social and recreational activities; 

 moderate sized dwellings on smaller lots to accommodate lower maintenance levels; 

 ability to provide accommodation for short term visitors; and  

 safety and security. 

 

Photograph 3: Existing retirement housing at “The Grange” in Tea Gardens 

Housing Needs for Near Retirees 

It is apparent from the review of population statistics that there are many people in the 45-65 age 

group, accounting for 30% of the Hawks Nest population and 34% of the Tea Gardens population. 

This compares to the state average of 23%. It is expected that in the next ten years the majority of 

people in this category would have retired, leading to the increase in retirement population 

increasing as discussed above. It is anticipated that most will stay in the local area.  

This segment of the population is generally financially secure, often owning their homes, which may 

be the second house or more. However, more of their financial resources will be channelled towards 

superannuation at this age. Houses and lots tend to be larger as these families typically have two 

cars, other vehicles such as boats, trailers, motorbikes and pushbikes, plus outdoors areas for 

entertaining or use by older, more independent children. 

The drivers of housing choice for this age group are: 

 neighbourhood amenities and preservation of natural environment; 

 proximity to education, sporting facilities, and public recreation areas; and 

 properties large enough to house all assets. 
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Housing Needs for Families (18 – 40 years) 

Younger families are typically considered to be singles, couples without children and those couples 

with children younger than 15 years. Generally, they are either renting or still have mortgages. Often 

their residence is their first house. Often these households are on lower income levels and have 

limited choice because of this. Main considerations in housing choice are: 

 affordability of housing; 

 access or schools or childcare facilities, recreation facilities and shopping 

opportunities; 

 proximity to family and friends; and 

 existing neighbourhoods with similar age and type of family. 
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4. Community and  
Agency Opinion 

 

 

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE 48 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

4. Community a
Opinion 

us community 

consultation was conducted by GLC in relation to the Conservation and Development Strategy, 

elated to character and amenity which is included below at Section 4.2. 

Housing Strategy was to further obtain community 

f existing housing supply; and 

tivities undertaken are described below. A summary of the key issues raised are 

detailed in Section 4.1.2.  

apers in lead up to the displays.  

Myall Coast Nota on 13th and 20th  April 2005 

 Editorial article Myall Coast Nota 13th April 2005. 

A survey was written to obtain community feedback on existing and future housing. This was utilised 

ewsagency. A copy of the survey is included in Appendix B.  

anisations identified by Council. These 

 Tea Gardens/Hawks Nest Combined Pensioners Association; and 

nd Agency 

4.1 Community Consultation 

Community consultation was a key feature of the study. It is noted that previo

however, that consultation was not specifically aimed at housing issues. The community raised 

issues that r

The objectives of consultation carried out for this 

opinion on: 

 preferred housing types; 

 housing affordability; 

 suitability o

 desired outcomes of new development. 

4.1.1 APPROACH 

The consultation ac

Advertisement  

The public displays were advertised in the following local newsp

 

Survey  

at the public displays (see below), uploaded to the Council website and made available at the 

Hawks Nest N

A letter and copy of the survey was also sent to five local org

groups were: 

 Myall Koala and Environmental Support Group; 

 Hawks Nest – Tea Gardens Progress Association Inc; 

 Myall Waterways Chamber of Commerce and Tourism Inc; 
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 Tea Gardens Hawks Nest RSL and Community Retirement Association. 

  

 Hawks Nest Newsagency*: 10:00am – 1:00pm Saturday 30th April 2005 

ners. Stands displayed mapped results of the land use survey 

and an aerial photograph of the study area. Staff was on hand to answer questions about the study 

ompleting surveys.  

Telephone interviews were conducted with local real estate agents to gauge the level and nature of 

eceived the following level of feedback: 

ely 4 phone calls,  

The key findings of the consultation described below were identified through all feedback received, 

Below is a summary of the key issues raised during consultation. Note: these results represent a 

snapshot of the community

 Tea Gardens considered moderate to expensive for most (46%). 

Public Displays  

Three public displays were held: 

 Myall Quays Shopping Centre: 9:00am – 2:00pm Saturday 23rd April 2005  

 Myall Quays Shopping Centre: 9:00am – 2:00pm Saturday 30th April 2005

(* In response to community request, an additional survey point was established at Hawks Nest.) 

The staffed displays were conducted over two consecutive Saturdays, one during the school holiday 

period to capture the absentee ow

and assist in c

Interviews 

current housing supply and demand.  

4.1.2 FEEDBACK 

At the time of printing, the study team had r

 approximat

 2 letters;   

 2 emails;  

 101 completed surveys; and  

 over 100 visitors to the public displays. 

A summary of all feedback received was entered into an excel spreadsheet for analysis. 

both written and verbal. 

 based on participant responses. 

Housing Affordability: 

 Hawks Nest is considered unaffordable (69%); 

 Hawks Nest considered expensive to most (48%); 

 Tea Gardens is considered affordable (53%); and 
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Preferred Type of Housing 

 single dwelling (70%); 

 low density less than three dwellings per lot (91%);  

 adequate choice of housing available; and 

 no vacant land available. 

Controls on Development 

 height (maximum two storeys); 

 landscaping (retain more trees); and 

 footprint (set maximum building footprint and % hardstand areas). 

Other Issues 

 maintain public access to foreshore; 

 retain existing character of area (coastal village); 

 encourage walkable neighbourhoods through location and style of development; 

 more conservation of natural areas, particularly for protection of Koalas; and 

 protect heritage houses. 

The community were very passionate about maintaining the ‘character’ of the Hawks Nest village. 

The character relates to the low density, walkability, tree lined streets, buildings set back from the 

street, natural beauty and accessible public space.  

There was a feeling that much of the area is ‘already ruined’ with high density development and 

proliferation of urban sprawl and ‘McMansions’. There was a strong feeling that they don’t want the 

area to become like Nelson Bay, with high density development fronting the shore, high tourist 

population, vehicle dominated, too expensive to live and limited sense of community. 

The high proportion of absentee owners is also a great concern to the community. The temporary 

nature of the population makes it difficult to provide the services and facilities required for during 

peak periods.  

Many properties are holiday lettings which also prevents long term leasing for those wishing for 

permanent residency. The absence of permanent rentals severely restricts the opportunities for low 

income earners to reside in the area, affecting the employment, socio-economic and demographic 

profile. 

The transient population detracts from the community atmosphere of the village and places a strain 

on the local businesses and employment.  
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4.2 Community Values 

GLC consulted with the community and sought its input into the Conservation and Development 

Strategy. The section of that strategy that relates to Community values is presented here. That 

strategy identified shared values as well as values that are not easily reconciled. These values were 

generally supported by additional consultation undertaken for this strategy. A summary of these are 

outlined below.  

Shared Values 

These views were widely valued within the community: 

 Natural values that make the area attractive must be conserved and not lost by future 

development. Conservation of flora and fauna as well as waterways is also widely 

valued. 

 New development should be encouraged, but not urban sprawl. Development should 

be located in local precincts and separated by open space to break uniformity. 

Developments should have a range of housing types at different densities. 

 The existing small village character of Hawks Nest was highly regarded and should not 

be compromised. 

 Employment is important and must be expanded. 

 Attracting younger age groups is important to diversity social and community 

interactions. 

This Housing Strategy has been developed to address the value of the existing character of Hawks 

Nest and Tea Gardens. The strategy involves developing ways to encourage the conservation of 

the local precincts by applying design principles that include a range of housing types with varying 

densities. The strategy also encourages urban areas that involve the use of open space and 

parkland to enhance the amenity of the neighbourhoods and streetscapes. 

Values That Are Not Easily Reconciled 

Other visions that emerged had conflicting views within the community, such as those affecting the 

following: 

Neighbourhood Character 

The neighbourhood character of Hawks Nest was widely valued and the potential for dislike of 

urban sprawl, with the example of the Central Coast was an undesirable characteristic of the area. 

The recent development in Tea Gardens was considered undesirable compared to Hawks Nest. 

The undesirable elements of the new development in Tea Gardens that distinguish from the existing 

character of Hawks Nest included wide streets, hard verges and edges, and a lack of shrub and 

tree landscaping results in hard materials dominating the landscape. 

It was noted that Council’s existing development and subdivision controls will not achieve a similar 

character. Council may need to consider incentives or other planning controls that are more 

effective in achieving these outcomes.  
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Foreshore Development 

Some people supported development of foreshore areas at North Pindimar. However others felt that 

loss of foreshore areas to private development would be a poor outcome. 

Environmental v Social and Economic Values 

The environment must be conserved, but others saw that social and economic benefits may 

outweigh environmental concerns in some cases. For example, North Hawks Nest is dominated by 

vegetation with high value conservation. However, the qualities of North Hawks Nest make it 

extremely attractive for development tourism. Council will need to balance environmental, social 

and economic values in identifying development opportunities in the area. 

Urban Sprawl v Compact Neighbourhoods 

Urban sprawl should be avoided and development should be located in precincts separated by open 

space. However others wanted physically compact neighbourhoods that reduce reliance on private 

transport and can be provided with essential services. Innovative urban and landscaping designs 

would overcome uniform density and help define neighbourhood edges while maintaining compact 

neighbourhoods. 

Regional v Small-Scale Neighbourhood Shops 

The provision of a regional shopping facility in Tea Gardens was supported by many to capture 

economic and employment benefits. Others thought the existing village character and amenity 

would be spoilt and that the regional facility is inconvenient as many could not walk or cycle to the 

service. 

North Hawks Nest 

The importance and fragility of the natural environmental at North Hawks Nest was generally 

accepted. However some saw North Hawks Nest as providing an opportunity for a range of 

residential and high-end tourist development, building on the unique environmental qualities of the 

area. Recent decisions by Council have removed most development opportunities at North Hawks 

Nest. 

4.3 Consultation with Land Owners 

PB conducted consultation sessions with the individual land owners of the major land precincts 

covered by this study. The owners that discussions were held were: 

 North Hawks Nest – Crown Land Developments 

 North Shearwater – The Nepean Group of Companies 

 Myall Quays and Myall River Downs – Crighton Properties. 

The consultation consisted of a single session between PB and the individual land owners. During 

these sessions PB discussed the intentions of the landowners in respect of the individual precinct. 

During these discussions the landowners volunteered to PB information considered to be 

commercial in nature. Therefore, the information presented to PB in these meetings remains 

confidential. 
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The landowners and their representatives were also invited to attend four meetings between PB 

and Council representatives. The group was entitled the Hawks Nest/Tea Gardens Housing 

Strategy project Consultative Group (Consultative Group). The Consultative Group met monthly 

(approximately). The meetings provided a forum whereby PB could report on the progress of the 

strategy, the major findings ascertained along the way and identify issues for clarification.  

The Consultative Group did not constitute an official steering group or committee as appointed by 

Council. Moreover, it presented the opportunity for landowners to be kept informed of the 

investigations and likely issues to be addressed. It also provided a forum whereby different 

viewpoints could be aired and considered in an informal manner. 

The consultative group however had no influence over the structure content findings or 

recommendations of this Strategy. Its role was purely to provide information considered of value to 

the consultant in preparing this Strategy.  

4.4 Department of Infrastructure, Planning and Natural 
Resources 

Early in the process a meeting was arranged with the relevant officer of the then Department of 

Infrastructure, Planning and Natural Resources’ Hunter Region Local Planning Team (now 

‘Department of Planning’ (DoP)). It was considered appropriate that specific input into the strategy 

was sought from DoP at an early stage. DoP will ultimately need to agree to the Housing Strategy, 

and assess any rezoning proposals in the study area against its findings and recommendations. PB 

took the opportunity to explain the aims and objectives of the Strategy and its brief to DoP. 

DoP was asked to comment specifically whether it had any targets in terms of housing densities 

and or lot yields. The response was “no it did not”. The view presented from DoP was that the 

Strategy should demonstrate the ways and means that land could be developed for urban purposes 

in an efficient manner and that took into account both the opportunities and constraints present. 

DoP was also keen to see results whereby urban lands were utilised for urban purposes, thus to 

ensuring that the ongoing supply of land available for housing was not compromised by 

inappropriate uses. 

4.5 Great Lakes Council 

Council was continually informed and consulted through the study period. This was through the 

Consultative Group and through direct contact with Council Strategic Planning staff. 

It was felt appropriate that discussions also take place with relevant Council Development 

Assessment officers. Information was sought from the respective officers with regards to issues 

they encountered in assessing development applications, the applicability of the relevant controls 

(e.g. DCPs), any changes to such controls and an overview of the assessment processes 

undertaken by Great Lakes Council.  

The officers raised the following issues, relevant to the housing strategy: 

 there are inconsistencies between the residential provisions of Councils’ Car Parking 

Policy and DCP 30; 

 there are no clear controls for the assessment of mixed use development (or 

residential housing over commercial development); 
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 the height provisions of DCP 30 for buildings over three storeys are difficult to interpret; 

 concerns were raised over residential developments which have more than one 

driveway; 

 floor space is seen as an issue as it becomes “as a right” to developments; 

 the car parking control of requiring addition spaces for dual occupancies with a floor 

area of greater than 125m2 has become an important determinant of bulk and scale for 

that type of development; 

 are heights appropriate in the location?  Specifically, there is no height control for 

commercial or mixed use developments in the LEP or DCPs; and 

 there is no differential for the amount of open space required for 1, 2 or 3 bedroom 

dwellings. 

4.6 Outcomes of 1st Public Exhibition 

The Draft Strategy was placed on public exhibition from 27/10/05 to 27/1/06 (91days).  Two public 

meetings were held during the exhibition period (6th December 2005 and 5th January 2006) at the 

Hawks Nest Community Hall, which assisted the community to provide submissions regarding 

various elements of the draft Strategy.  Approximately 120 public submissions were received.   The 

majority of submissions raised strong objections to the draft Strategy, which largely focused on the 

following areas: 

 

 State Planning Framework (Housing) 

 Economy, Growth and Infrastructure 

 Housing Affordability 

 Environment and Coastal Issues 

 Amenity and Character 

 Future Urban Design 

 Strategy methodology/ recommendations 

 
In relation to the second bullet point above, GLC consulted with Country Energy and MidCoast 
Water regarding future infrastructure requirements for the area.   A copy of the letters sent to these 
authorities and their response can be viewed in Appendix D. 
 

4.7 Outcomes of Housing Design Forum 

Crighton Properties in conjunction with robertsday held a planning design forum between 1 and 3 

February 2006 at the Hawks Nest Golf Club.  The forum provided an opportunity, through facilitated 

sessions, for the community and various government agencies to detail their views on the future 

development of Tea Gardens  namely the Myall River Downs and Riverside (formerly Myall 

Quays) sites.  Among the concepts investigated at the design forum were: character of Tea 

Gardens (urban design and streetscape), affordable housing and housing densities/mixed density 

neighbourhoods.  
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Summary of Forum Feedback 

Five key points arose from the design forum which may provide guidance on the provision of future 

housing in Tea Gardens.  These were: 

1. The community is very attached to the low rise, coastal seaside village character of Tea 

Gardens and wishes to see it preserved. 

2. The community does not wish to see any more 2b zoned land. 

3. If higher densities are to be created it is preferable to be delivered through a mixture of house 

types throughout a neighbourhood and not concentrated in any specific location. 

4. Attractive walkable streets linking areas of amenity are a priority. 

5. Densities of 16 dwellings per ha as delivered in Ellenbrook would be appropriate on greenfield 

sites in the area if properly master planned and managed (note: this should now be read as 13 

dwellings per ha “net” as determined according to AMCORD methodology defined in section 

2.2.2). 

The complete submission by Crozier CGS / robertsday detailing the community’s views on housing 

form and density appears in Appendix E.  

4.8 Outcomes of 2nd Public Exhibition 

The Draft Strategy was re-exhibited from 1/6/06 to 30/6/06 (30days).  A public information session 

on the revised draft Strategy was held on 6th June 2006 at the Hawks Nest Community Hall.  The 

purpose of this session was to present key changes made since the first public exhibition and 

consider questions from the community regarding these changes and any other matters of interest.   

The second public exhibition generated an equivalent volume of submissions as the first, however 

key areas of concern this time around were mainly confined to the following areas: 

► Proposed 2(b) areas in both Tea Gardens and Hawks Nest; 

► New DCP to address Urban Design, Streetscape & Town Character for Tea Gardens/Hawks 

Nest; and 

► Small-lot housing provisions. 

The above issues were considered at Council’s Strategic Committee Meeting on 12 September 

2006.  The current Strategy incorporates the recommendations made at that meeting.   
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5. Issues Facing Tea 
Gardens/ Hawks Nest  
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5
Gardens/ Hawks Nest  

It is noted a similar Housing Strategy has been prepared on behalf of GLC for Forster Tuncurry. 

PB acknowledges that GHD have reviewed the same documents, cited the same case studies and 

Therefore, it is not intended to replicate and document the same information that is contained in 

ocess. It is therefore important to 

at affordable housing considerations figure prominently at each stage of the planning 

ble housing 

of affordable housing; and  

on rests with the States and 

Territories, although most of the detailed local planning and development control has been 

eensland (the Integrated 

Planning Act (1997)) strategy for Melbourne, Melbourne 2030; Planning for Sustainable Growth 

. Issues Facing Tea 

5.1 Housing Affordability 

(Housing Strategy for Forster/Tuncurry, GHD 2005)  That report also addresses the issue of 

housing affordability and those contents have been reviewed as part of this strategy.  

spoken to the same government contacts as have PB In the preparation of the Hawks Nest/Tea 

Gardens Strategy. As would be expected, the findings have been the same across both studies. 

Section 5 of the Housing Strategy for Forster Tuncurry. The following is a summary of the salient 

points applicable to Hawks Nest and Tea Gardens.  

The land use planning system has a fundamental impact on the supply of affordable housing 

through the housing market. Urban planning decisions impact the availability of residential land, the 

preservation of existing sources of low cost accommodation, the design and configuration of new 

housing, and timing and costs associated with the development pr

ensure th

process. In addition, the planning system can be used to promote and procure afforda

through a mix of regulations and incentives. These could include: 

 mandating affordable housing in some (or all) locations or developments;  

 protecting existing supplies 

 introducing measures to finance new social housing supply through the planning 

process. 

In Australia, responsibility for urban planning policy and legislati

delegated to local government. The extent to which local government can use these functions to 

promote affordable housing is dictated by State planning legislation. 

Unfortunately, to date State planning legislation in Australia has provided little support for local 

councils willing to adopt a proactive stance in relation to affordable housing. Rather, such councils 

have been forced to use available powers creatively in the absence of any direct legislative or policy 

guidance at the state level. For example, planning legislation in Qu

(Department of Industries, 2002), has several references to affordable housing principles and 

actions. However, it is too soon to assess the impacts of that approach.  

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE 58 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

Local government does have a role to play in the implementation of affordable housing provision. 

Several councils have amended their local planning instruments to include objectives relating to 

affordable housing, reinforced by decision-making criteria requiring a consent authority to consider 

affordable housing issues when assessing a development (see, for example, the local plans of 

Marrickville Council in NSW and Port Phillip and Moreland Councils in Victoria). Some council’s in 

outer metropolitan areas have reduced minimum lot sizes for residential dwellings to achieve urban 

e 

density and 

sures on their own 

ABILITY 

T and Federal 

 both. Some local 

council’s have already been using section 94 to create affordable housing. Following a major court 

case w e Act 

specifi

“s94F” allows for a consent 

authority to require either land or monetary contributions for affordable housing 

 

e made are: 

 to Sydney REP 26, City West;  

The Affordable Housing SEPP only applies to the three areas mentioned above:  Ultimo Pyrmont, 

consolidation objectives, but also to reduce land and infrastructure costs. However, it must be said 

that many of these savings are consumed by the strong demand for new housing.  

It is also noted that promoting urban consolidation by rezoning for higher density residential 

development has been cited as improving housing affordability since a greater diversity of housing 

types are generated. These claims are based upon the premise that smaller dwellings, and by 

implication, lower costs, are achieved. Yates (2001) provides evidence of the extent that thes

claims have been achieved in Sydney and Melbourne. Yet such zoning to increase 

housing choice also increases the values of land. There is the risk that such mea

will still result in housing that is likely to be prohibitive for those on lower and moderate incomes.  

5.1.1 POSSIBLE APPROACHES TO ADDRESS AFFORD

he following sections summarises a number of initiatives that Local, State 

Government can adopt to create affordable housing within the area. 

Amendments to the Environmental Planning and Assessment Act 1979 

In NSW Section 94 of the Environmental Planning and Assessment Act empowers local councils to 

acquire contributions from developers. Where a proposed development will increase the demand for 

public services and amenities the council can extract a levy in cash, land, or

here a developer challenged this use of section 94, the NSW government amended th

cally to allow councils to levy developers for affordable housing purposes. 

“The amendment to s 94 of the Act by the inclusion of 

projects if the consent authority deems the development will impact upon the 

availability or demand of affordable housing in the area.” 

However, these measures can only be implemented where such a contribution is specifically

permitted in those circumstances where the provisions of Section 94F(1) apply and the contribution 

is authorised by a SEPP. To date, the only areas where such contributions can b

 within the Ultimo Pyrmont Precinct of City West subject

 within the City of Willoughby subject to Willoughby LEP 1995; and 

 at Green Square subject to South Sydney LEP, 1998. 

These areas all fall within SEPP 70 – Affordable Housing, which is discussed below. 

Affordable Housing State Environmental Planning Policy 

Willoughby and Green Square. Officers of DoP have indicated that the introduction of this SEPP (or 

a completely new SEPP) to a State wide basis is not on the planning reform agenda.  

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE 59 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

Furthermore, it is likely that the provision of affordable housing through the SEPP process is only 

likely to be successful where large projects are proposed, with matching high density and land 

values to ensure the economic viability of such schemes. That is, in a more metropolitan setting 

I  key options for local council’s to implement affordable housing: 

pecial circumstances applying to the LGA or study area. This together 

ered a core function of NSW 

 

d wish to implement private and affordable housing. Costs 

and risk can be avoided by council in achieving affordable housing if the partnerships 

ith developers. 

scussions with DoP and the Department of 

Housing (pers com, 9 May 2005) have confirmed that regional NSW will not be included as 

from lower to higher density) and as a result development 

potential is increased. The resulting increase of value due to the rezoning will be acquired in the 

 granting an 

than the study area.  

t is considered that there are four

Direct Provision of Housing 

There are a number of ways in which affordable housing or housing for low income earners can be 

provided. These include: 

 Government housing:  It has been reported that the proportion of public housing is in 

decline across Australia. There is no public housing currently within the study area. 

GLC would have to compete very actively for allocation of public housing and provide 

evidence of s

with the community’s strong opposition to this form of housing is considered 

problematic.  

 Council provision of housing: GLC could choose to provide public housing. This would 

depend upon Council finding or allocating necessary resources including the 

establishment of an independent body to procure, develop, maintain and manage the 

housing. The provision of housing is not generally consid

local government. A joint venture partnership with another provider (government, 

private or charitable institution) is considered more likely. 

 Charitable organisation: A number of registered charities provide housing opportunities 

for low income earners or the socially disadvantaged. Such housing is often targeted at

a specific group. For instance, many aged housing developments are provided by 

church or non profit groups as is hostel accommodation for the homeless and needy.  

 Joint ventures: Mainly used where local council’s have access to developable land, 

money or other resources an

are formed w

Inclusionary Zoning 

This initiative can only be used if the area is identified as a housing need by a State Environmental 

Policy (SEPP). Currently SEPP 70 relates to affordable housing and applies to areas within 

metropolitan Sydney, and is currently being revised. Di

identified housing need areas in the revised SEPP 70.  

Notwithstanding this, the initiative is used predominantly when land is rezoned to a higher use (for 

example, from industrial to residential or 

form of affordable housing contributions. 

Affordable housing contributions will be dedicated through dwellings and/or as a cash payment. 

Before a construction certificate is granted, the developer must show evidence of paying the 

monetary contribution or an agreement to transfer title for affordable housing. Before

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL PAGE 60 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

occupation certificate, evidence must be shown that title of affordable housing has been transferred 

to a community housing provider, or that final monetary contributions have been paid. 

Unfortunately the current SEPP 70 Affordable Housing does not recognise areas outside 

m ionary zoning provisions. It is a recommendation of this 

strategy that regional NSW is incorporated underneath a SEPP for affordable housing. 

rols 

inc

e to be 

s programs – increased density bonuses could be used where there is no 

environmental or social impact on surrounding developments. It is important with this 

centives are that there is no net increase of costs for the 

developer. The costs incurred to provide affordable housing is offset by the increase in development 

This may be a possible incentive that could be used in Hawks Nest/Tea Gardens. However a 

t nning Controls are important to ensure that a range and mix of housing types are 

measures could include: 

t encourage a range and mix of housing types and 

es and/or minimum landscaping requirements; and 

tential for single dwelling houses in medium density or mixed use 

etropolitan Sydney as requiring inclus

Planning Incentives and Cont

Planning incentives to encourage affordable housing are based on density bonuses and can be 

orporated in the following ways: 

 Incentive based development – this approach allows developers the option of 

developing land within current permissible levels or at higher rates. If the higher rate is 

chosen, then infrastructure provision will also be higher. The infrastructur

provided by developers as a result of higher development permissions could include 

the provision of affordable housing. Because this incentive is voluntary to developers it 

does not require coverage under a SEPP to be adopted by local government. 

 Density bonu

incentive that a thorough framework is in place to ensure decision making is 

transparent. 

The benefits from these planning in

capacity. No environmental or social costs to the community should be incurred by the community 

when implementing these incentives. 

rigorous framework would have to be implemented so that areas of environmental significance are 

protected. 

O her Pla

provided. It is noted that this will also assist in addressing issues other than affordability. Such 

 inclusion of zone objectives tha

sizes; 

 reduction of minimum lot sizes; 

 mixed use zones; 

 small lot housing provisions especially when combined with maximum building 

envelop

 minimising the po

areas. 

Developer Contributions 

Section 94 Contributions can only be levied for affordable housing where a SEPP identifies the 

need for affordable housing. As previously discussed, the Affordable Housing SEPP only applies to 

discrete areas in and near the City of Sydney. A consent authority has to also be able to establish 
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that any particular development will create the need for affordable housing in any given area. (This 

is known as nexus, which is critical in contribution considerations.) Any conditions which seek 

developer contributions for affordable housing must also be authorised through another EPI, being 

a REP or LEP. Council would clearly have to identify the need for affordable housing and establish 

that special circumstances apply to either the study area or LGA. It is considered that Council could 

have difficulty in establishing special circumstances which differ markedly from other coastal 

locations in NSW. It is noted that DoP has advised that the amended SEPP 70 will not apply to rural 

ent between a developer and a planning 

authority. These agreements may be used to negotiate ways developers can contribute to the 

f 

housing is set aside for low income residents. Development agreements allow for greater flexibility 

to achieve appropriate solutions to affordable housing contributions. The agreements work best 

Council has the power to reduce or defer the applicable rate payments. Typically pensioners pay a 

r xtended to those on lower incomes or to nominated housing projects 

nts. This in turn results in lengthened time frames, often to the point of legal appeals. 

Council could reduce or waive fees associated with affordable housing if it chooses. The issue of 

n of performance criteria for affordable 

housing.  

ertaken by Council in respect of the adopted 

Conservation and Development Strategy. It is noted that the Conservation and Development 

ant 

local environmental studies (e.g. Myall River Downs). 

onsiderations in the given localities: 

or regional areas of NSW.  

Development Agreements 

A development agreement is a legally binding agreem

provision of affordable housing. They are often used to achieve agreed goals that would not 

otherwise be permitted under Section 94 Contributions. 

They may involve council offering incentives such as density bonuses or car parking incentives in 

return for affordable housing contributions. They might also include an agreement whereby a 

developer pays a levy towards the provision of affordable housing or that a certain proportion o

when the planning authority is negotiating with one developer, instead of a number of landholders. 

Rate Relief 

educed rate. This could be e

or precincts. There is, of course, the impact of further reduction to Council’s scarce resources. 

Assessment Processes 

There are two major considerations associated with the assessment process. First is the actual cost 

in dollars of making the application. Second is the time taken for applications to be considered. 

There is a certain social stigma attached to affordable housing initiatives such as public housing 

and group homes. This often leads to a disproportionate number of objections to such proposed 

developme

time delays could possibly be addressed by the provisio

5.2 Key Environmental Concerns  

As previously mentioned, no additional environmental investigations have been undertaken as part 

of this Housing Strategy. PB has relied upon work und

Strategy has considered a range of environmental investigations and reports as well as relev

The following key environmental parameters are important c
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Hawks Nest 

 koala movement corridor; 

vegetation along coastal strip, Port Stephens foreshore and Myall 

ond 2m below surface; 

 adjoins bushfire prone land; 

stal processes; 

etlands or waterways; and 

 existing residential areas and Myall Ways on 

 acid sulphate soil class 3 – beyond 1m below surface; 

shfire prone Land; 

 adjacent to wetlands or waterways; and 

 waterfront amenity at reserve. 

 habitat nodes; 

id sulphate soil class 4; 

s. 

stern side of subject land adjacent to 

 regionally significant 

River; 

 koala habitat; 

 habitat corridor; 

 high value habitats; 

 habitat nodes; 

 acid sulphate soil class 4 – bey

 coa 

 adjacent to w

 streetscape amenity. 

Tea Gardens 

 regionally significant vegetation between

Myall River; 

 adjoins bu

 

 

North Hawks Nest 

 regionally significant vegetation; 

 koala habitat; 

 habitat corridor; 

 high value habitat; 

 ac

 bushfire prone land; and 

 coastal processe

Myall Quays 

 regionally significant vegetation situated on ea

Myall River (zoned Environment Protection); 

 habitat corridor; 

 high value habitat, adjacent to Myall River (zoned Environment Protection); 

 habitat nodes (zoned Environment Protection); 
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 acid sulphate soil class 3; 

rways; and 

 on adjoining lands; 

pockets; 

nd for development; 

 

ushfire prone land; 

er; and 

 vegetation in isolated pockets on steeper land; 

 River;  

 adjacent prominent ridge; 

 adjacent extractive resources; and 

oins bushfire prone land. 

The majority of Hawks Nest is zoned Residential 2(a). This is the low density residential zone 

 of single residences with the occasional dual occupancy or duplex. All of Winda 

Woppa is 2(a). There are areas of Residential 2(b), which are situated in a strip running from 

 adjoins bushfire prone land; 

 adjacent wetlands or wate

 hydrological and high water table. 

Myall River Downs 

 Regionally significant vegetation in isolated pockets and

 potential habitat corridor; 

 medium value habitat, isolated 

 high value habitat, generally clear of land for development; 

 habitat nodes, generally clear of la

 acid sulphate soil class 3;

 adjacent extractive resources; 

 adjoins b

 adjacent wetlands or waterways;  

 within landfill buff

 hydrological and high water table. 

North Shearwater 

 regionally significant

 habitat corridor; 

 high value habitat, adjacent to Myall

 steep land; 

 scenic importance; 

 adj

5.3 Existing Zoning 

The study area is covered by the Great Lakes LEP 1996. The applicable zones are as follows.  

Hawks Nest 

consisting mostly

Bennetts Beach past the commercial area and then along the Myall River. This is essentially a three 

storey, medium density residential zone. The main commercial area is zoned Commercial 3(a). The 

3(a) zone permits residential development in conjunction with commercial activities.  
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Tea Gardens 

Tea Gardens is predominantly zoned Residential 2(a). There are areas of Residential 2(b) zoned 

land to the north of the commercial centre along the Myall River eventually stretching for two 

residential blocks (from the River). The commercial area is zoned Commercial 3(a). 

North Hawks Nest 

The site of the proposed development at North Hawks Nest is zoned Future Urban Investigation 

1(c). The 1(c) zone is typically a holding zone that may be utilised in the future for urban purposes 

Myall Quays is zoned Mixed Residential – Commercial Zone 2(f). The 2(f) zone is a flexible zone 

of residential developments from low to medium density (generally not 

exceeding two storeys in height), commercial, tourism and mixed use developments. The site 

yall River Downs site is zoned Rural 1(a). This is a general rural zone for 

agricultural production activities. The 1(a) zone equates to that part of the site that is developable, 

velopment apart from Senior Living 

Housing. The remainder of the site is zoned Wetlands and Littoral Rainforest 7(a). Residential 

5.4.1 HAWKS NEST 

 Myall Lakes as both entrances pass through bushland areas. 

The bushland character is reflected in both the large number of street trees and large tracts of 

bushland within the urban area. The dominance of narrow, unformed streets (i.e. with no kerb and 

gutter, refer Photograph 4)) combines with the vegetation to create an unstructured urban form in 

harmony with the natural environment. This character distinguishes it from the more open, urban 

feel of Tea Gardens.  

subject to its suitability and capability being determined by appropriate environmental studies. The 

land contains considerable areas of high conservation values and hence limited residential potential 

is limited in comparison with the size of the overall are being investigated. 

Myall Quays 

that permits a range 

specific detail for how Myall Quays is developed is contained in DCP 22. There are areas of the 

Myall Quays land which is zoned Wetlands and Littoral Rainforest 7(a) and Conservation 7(b). The 

lands zoned as environment protection are not available for housing development. 

Myall River Downs 

The majority of the M

although the current zoning restricts most residential de

development is not envisaged in the 7(a) zone. 

North Shearwater 

The whole of the North Shearwater site is zoned Rural 1(a). 

5.4 Town Identity and Character 

Hawks Nest benefits from its unique location of being surrounded on all sides by either picturesque 

waterfront or national park. A major feature of Hawks Nest’s character is the dominance of 

vegetation around the township. This vegetation forms a recognisable entrance to the village from 

both Tea Gardens and
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Photograph 4: Typical street in the established parts of Hawks Nest 

The majority of Hawks Nest consists of detached housing with interspersed pockets of three storey 

flats and townhouse developments. A lot of new development, in the form of three storey flats, is 

concentrated along the beachfront area. This location has a more developed, tourist-like feel.  

The central commercial area is fairly small and includes an old-fashioned petrol station, newsagent 

and several small retail shops and restaurants. In recent times there has been a distinct change in 

the style of this centre which seems to be increasingly appealing to a more holiday-maker market.  

The two large caravan parks fronting the main beach and Jimmys Beach have an important role in 

the overall open, natural character. There are also a number a large, undeveloped bushland sites 

that remain near the village centre and are important to its appeal. 

5.4.2 TEA GARDENS  

Tea Gardens reflects an urban environment undergoing change; with extensive perimeter 

development occurring over recent years. There is a distinct difference in the character of the older, 

established part and these outer areas such as Myall Quays, The Grange and Shearwater Estate.  

The older commercial centre and its surrounds focus on the river front. In this area the housing is a 

mix of older, mostly weatherboard houses and newer, townhouse developments. The commercial 

centre is divided between a waterfront zone of restaurants, a hotel and several shops, and a 

scattering of other commercial uses and shops just inland.  

The first views from the highway of the urban area of Tea Gardens/Hawks Nest become apparent 

when passing over the low ridge that forms a natural visual boundary to the west of the town. 

Travellers first see the existing industrial area, followed by the recent Myall Quays shopping centre 

and developing, outer housing areas. These newer areas are a stark contrast to the surrounding 

bushland and could be improved through greater vegetation planting and street trees along the 

main road. Housing in the newer areas is more modern, with streets kerb and guttered and having a 

more common street appearance and less trees.  
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Photograph 5: Shopping area along waterfront at Tea Gardens 

5.4.3 ISSUES ASSOCIATED WITH TOWN CHARACTER AND IDENTITY 

Both Hawks Nest and Tea Gardens are vulnerable to many of the issues facing similar coastal 

towns, relating to town character and identity that were discussed in Section 2.1. The three most 

significant being: 

 loss of economic viability of town centre (due to new retail centres and new outlying 

residential suburbs);  

 impact on the natural environment and town character; and 

 ribbon development that reduces the physical separation defining separate 

settlements. 

Possible approaches to address these issues via this Housing Strategy are discussed below. 

5.5 Approaches to Address Town Character and Identity 

5.5.1 TOWN CENTRE 

The study area includes the three small commercial centres of Hawks Nest, Tea Gardens (refer 

Photograph 5) and Myall Quays. Each appears to have different characters and roles in the local 

economy that can be further built upon, without necessarily being in direct competition. During 

consultation for this Strategy many in the local community related that they saw benefits in a larger 

commercial facility, yet also appreciated the different characters of the older centres and what they 

could offer. 

In terms of these older areas, Hawks Nest is developing a more holiday-maker focus evidenced by 

its restaurants and boutique shops, while Tea Gardens has opportunities created by its attractive 

riverside location and ready access to the tourist market through the regular ferry service to Nelson 

Bay. The main danger is the potential for these older centres to suffer from economic loss due to 

the expanding area of Myall Quays, although it appears to be catering for a more everyday service 

role via its supermarket and specialty shops.  
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The best approach appears to further exploit each centres differences to ensure long term survival 

of the older centres while Myall Quays continues to develop. This can be best achieved by Council 

investigating measures to improve the character and general amenity around the older centres, 

while ensuring high quality design and amenity is also achieved at Myall Quays.  It is acknowledged 

that increasing densities (by concentrating residential buildings of up three storeys) around the 

existing centres may improve their viability, but only if the majority of such developments are 

occupied for much of the year. 

5.5.2 NATURAL ENVIRONMENT AND TOWN CHARACTER 

There is a great danger that the existing character of the study area will be eroded over time 

through continuous development. This was a key concern raised by the community during 

consultation undertaken for this Strategy, where issues such as urban sprawl, insufficient green 

spaces between areas of development, poor aesthetics of newer housing and loss of vegetation 

were all identified. Aspects which seem to have the greatest potential to reduce the quality of the 

existing area are poor quality town gateways, loss of vegetation and urban development that is out 

of scale and character with its surroundings.  These concerns were further reinforced by the 

community when the draft Strategy was exhibited from 27/10/05 – 27/1/06, and again from 1/6/06 – 

30/6/06). 

Approaches to address these issues include: 

 ensuring new areas for development are subject to detailed master plans that: 

− maintain visual breaks (green corridors, vegetated ridgelines) between different 

consolidated areas for housing, attractive streets and integrated parkland; and 

− retain and build on the strengths that make up the area’s character/identity  

(ie. low key village atmosphere, natural surroundings, sense of community); 

 green corridors are retained and further reinforced (through planting) along the existing 

town approach from the freeway; 

 protect the bushland entry to Hawks Nest on its side of the bridge and from Myall 

Lakes National Park by a combination of conservation zones and green setbacks to 

road; 

 investigate ways to conserve existing large bushland sites in Hawks Nest (the one near 

the golf course and to the south of the village), or at least if these are developed 

maintain visual buffers;  

 Council prepare a development control plan to ensure that new medium density 

development creates good design outcomes such as appropriately addressing the 

street and three storey developments that are designed for a human-like scale, as well 

as specifying tree planting requirements within the identified koala corridor(s); 

 maintain streetscape character through not using kerb and gutter (where practical from 

an engineering design standpoint), protecting existing trees, planning for all new 

development to have a certain percentage of soft landscaping and increasing number 

of street trees; and 

 maintain and protect caravan parks in Hawks Nest and increase vegetation cover 

within main beach one. 
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5.5.3 RIBBON DEVELOPMENT 

The issue associated with ribbon development is that newer areas can tend to expand out from 

existing centres and begin to merge into others if not planned appropriately. Approaches to prevent 

this in the study area include: 

 identifying a clear boundary to the development of Hawks Nest/Tea Gardens by 

ensuring development does not extend over the western ridge that forms the town 

entry; 

 any development in North Shearwater incorporate strict controls that retains existing 

vegetation and increases cover on the ridge (as this site is visually exposed); and 

 retaining green corridors between different local settlements, protecting important 

natural areas and ensuring master plans are in place for new areas (as described 

above). 

5.6 Development Examples  

PB conducted landuse surveys and field inspections as an important part of understanding the 

character of the study area. The following photographs (Photographs 6 -14) show elements that 

contribute or detract from local character. Note that not all have been taken in the study area. The 

photographs illustrate specific design considerations such as addressing the street façade, scale, 

retention of vegetation, street form and active surveillance of streets and open spaces. 
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Scale and Street Addressing Issues: 

 
Photograph 6: An example of new medium density housing that presents an active 
front to the street and has a façade in keeping with the lower scale building form 
characteristic of the local area.  Established street trees and landscaping would assist 
to soften appearance. 

 
Photograph 7: An example of a medium density development that maintains an active 
frontage to the street while still having driveway access to other more internal 
housing. 
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Photograph 8: An example of a medium density development that presents a side 
façade to the street rather than at least the end unit facing it. This is NOT consistent 
with the traditional street pattern and existing character. 

 

 
Photograph 9: Example of two and three storey buildings in Hawks Nest that use a 
range of materials, balconies and features to produce a human-like scale. Similar 
materials and design may be applied to Tea Gardens. 
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Photograph 10: Housing forms such as this are not in character with the local area. 
Problems include a dominant two storey form out of scale with the street. Designing 
for part of the front section to be single storey or more articulated would be an 
improvement. The lack of extensive landscaping and street trees exacerbates the 
barren feel of the streetscape. 

Importance of vegetation to streetscape character 

 
Photograph 11: Example of how the existence of tall trees around some three storey 
flats in Hawks Nest prevents this taller building from dominating the street, showing 
how important trees are to improving overall character. 
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Photograph 12: Unformed street edges are very characteristic of Hawks Nest, and 
generally work well due to the sandy nature of the soil. New areas with sandy soils 
should adopt a similar formation in keeping with water sensitive urban design 
principles. 

 

 
Photograph 13: An example of a pleasant street that curves to reflect the topography 
and is enhanced by large native trees and an unformed grass verge. 
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Open space surveillance 

 
Photograph 14: An example of houses designed to overlook a park without 
dominating it or presenting only back fences. This technique can be used in newer 
areas. 
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Part B: Housing Strategy 

 

 
6. Principles and 

Implications 
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6. Principles and Implications 

nd analysis of issues presented in the previous sections to 

ousing Strategy presented in Section 7.1. 

ES 

Te

 Gardens. This has most recently occurred with the 

approval and construction of the Myall Quays Shopping Centre. It is acknowledged that 

oth centres are located near waterways, beaches and associated 

recreation facilities. Council must develop strategies to promote and enhance the role of these 

assive surveillance and 

r ting opportunities for vibrant centres. Planning tools to achieve this outcome include: 

2

on of the existing centres.  

This section draws together information a

formulate the key recommendations of the H

6.1 Strategy Principles 

6.1.1 OVERALL PRINCIPL

The following are considered the principle guiding elements to be incorporated into the Hawks Nest 

a Gardens Housing Strategy: 

 Reinforce and consolidate existing commercial centres: Over the years it has 

been apparent that there has been a movement of the traditional shopping centres 

located in Hawks Nest and Tea

the movement of the major retail centre to Myall Quays will better serve the future 

population patterns in the area. 

It is further apparent that Myall Quays will dominate as the major retail centre in the study area 

due to its proximity to future growth. It is believed that the existing centres at Hawks Nest and 

Tea Gardens will continue to evolve as tourist support centres providing a mix of services 

including small scale retail, restaurant and dining opportunities, entertainment and 

accommodation. B

commercial centres as well as securing the future of Myall Quays as the major commercial 

and retail centre.  

Successful local and regional shopping areas are those that support a mix of uses that 

encourage both day and nigh time use, thereby increasing flexibility, p

c ea

locating denser housing in close proximity to such centres; increasing ‘walkability’; improving 

streetscapes; and highlighting the different characters of each centre. 

 Establish focal points for development:  The three commercial centres act as focal 

points for development. This needs to continue. It is possible that small neighbourhood 

centres of, say 1500m  maximum gross floor area, could be located within North 

Shearwater and Myall River Downs. Such centres should only be permitted where it 

can be established that they will not cause future fragmentati

 Open space areas (e.g. parks) and other community facilities can also act as focal 

points for residential development. 

 Encourage higher density development around focal points: This is a basic 

planning principle that is relevant to the study area. It represents best practice and 

reduces infrastructure costs associated with development. 
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 Protect natural features: Urban development, including housing, is not to be 

permitted in locations which are unsuitable due to natural attributes. Waterways, 

isting within 

ricted to prevent further fragmentation. (Note: the small 

 is a strong argument that facilities and services can be 

established in the medium density zones that are compatible with residential usage, 

to consume land needed for residential purposes. Such facilities 

d trees are established. It is also essential that a greenbelt is 

. Such 

floodways, high value habitat areas, wetlands, waterways, steep lands and important 

vegetation need to be protected. 

 Promote scenic amenity: The study area exhibits high scenic amenity and quality of 

life for residents. This is particularly evident in Hawks Nest. Future residents have to 

be afforded the same opportunities. In particular, the streetscaping ex

Hawks Nest (i.e. no kerb or gutter and street trees) could be established in new 

developments where site attributes permit (e.g. well drained sandy soils). 

 Restrict incompatible land uses: The strategy acknowledges that population growth 

must be accompanied by increased employment opportunities. The Conservation and 

Development Strategy has nominated an expansion of the existing industrial zone onto 

the Myall River Downs site. This is supported here. Other commercial developments in 

residential areas should be rest

scale neighbourhood centres mentioned above and uses such as home-based 

businesses are an exception.) 

 Restrict inefficient use of urban land: This strategy has identified that the natural 

attributes and physical constraints applying to the study area limit the potential for 

urban land uses including housing. With this in mind, Council will need to restrict within 

reason land uses that will consume residential land and lessen the length of supply of 

this resource. There

such as restaurants. 

As a particular example, the inclusion of a golf course on Myall Quays should not be 

encouraged as it is likely 

should only be permitted where it is clearly established that the use will not diminish the 

supply of residential land. 

 Gateways:  Gateways can be described as key scenic features at the entrance to a 

village, town, etc. that symbolise or contribute to its identity. There are a number of 

important entrances, or ‘gateways’, to the study area which are to be managed to 

enhance their role and scenic quality. These gateways include the Myall Way entrance 

from the Pacific Highway into Tea Gardens and either side of the bridge separating 

Hawks Nest and Tea Gardens. It is important that these areas retain and build upon 

existing vegetation an

maintained and protected over the ridge to the west so as to emphasise the physical 

limit of the townships. 

 Maintain connections with existing towns:  It is essential that new development 

and release areas are integrated with the existing street layouts as well as with each 

other. The street patterns existing within the established town areas are essentially grid 

layouts. The street grid provides easy of access due to its legibility for motorists, 

permits subdivision to maximise energy efficient design and represents efficient use of 

land for residential purposes by encouraging regular shaped allotments. It is noted that 

some of the newer estates are moving away from the traditional street patterns

estates have no clear patterns of movement or hierarchy, are not easily navigable for 

motorists, and do not promote efficient flow paths for pedestrians and cyclists.  
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 It is important to have highly connected street patterns that reflect the existing grid 

street pattern (where topography permits), maximise connections with existing streets 

and minimise no through roads and cul-de-sacs. 

 Reduce reliance on cars: The strategy embraces the concepts of transport oriented 

developments and walkable neighbourhoods. The study area is characterised by level 

gradients, ideal for pedestrian paths and cycle ways. Considering the anticipated aging 

of the future population, a 500m walking distance has been adopted. Due to the flat 

topography, walking distances could be extended to 800 metres from focal points. It is 

also acknowledged that public transport within the study area will not improve 

s anticipated that as better communication facilities are introduced into 

ther 

must therefore be 

gure 6-1.  

significantly in the foreseeable future. Therefore, it is important that future residential 

areas be designed in consultation with bus companies to improve services as 

population increases. 

 Consider future technologies: Studies on the nature of future employment patterns 

predict that the workforce will generally work longer hours, have an increased reliance 

upon casual labour and will utilise communication technologies for a more flexible 

workplace. It i

the study area (e.g. broadband) more people will be able to work from home on ei

a full or part time basis. Home based employment opportunities 

encouraged. 

The findings of the housing strategy in relation to these principles are presented in Fi

 

d opportunity for ‘greenfield’ development; 

Photograph 15: Newer residential areas need to improve amenity with greater use of 
established trees and better coastal housing design. 

6.1.2 HAWKS NEST TOWNSHIP 

In light of the above overarching principles, the following detailed principles are to apply to Hawks 

Nest: 

 Hawks Nest has limite
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 the results of the revised North Hawks Nest Environmental Study are not yet known 

and certain assumptions and estimates on housing yields have been made in lieu of 

 

(such as a small neighbourhood centre or outdoor market area), or a combination of 

s to extend the 2(b) medium density zone to permit 

eas that are clear 

Th

6.1.3 

The follow  Gardens: 

e commercial needs of the area and the 



(a) 

land immediately north of Yalinbah Street; the Tea Gardens Club Inn Motel (Lot 3 

5/17-20 DP 95484 & Lot 10 DP 865551 fronting 

Myall/Charles/Witt Streets; and land immediately west of Maxwell Street opposite 

the Roman Catholic Church (Witt Street).  This is consistent with the principle of 

locating medium density close to main focal nodes and/or commercial areas. 

 

These principles are shown in Figure 6-3. 

  

more specific detail; 

 North Hawks Nest should have a focal area which could be a tourist facility, open 

space facility (such as amphitheatre or village square), small scale commercial activity

the above; and 

 there are some opportunitie

increased densities adjacent to the existing commercial precinct in ar

of Koala movement corridors. 

ese principles are shown in Figure 6-2. 

TEA GARDENS TOWNSHIP 

ing principles are to apply to the town centre of Tea

 the commercial centre 3(a) zone should generally be retained to allow for the 

repositioning of the centre to support tourist activities, however rezoning of the 

southeastern corner to 2(b) (ie. Lots 17-20 DP 95484 fronting Witt Street) is 

recommended to better reflect the futur

expanding role of Myall Quays shopping centre; 

 the waterfront reserve is a special area which adds most to the character of the 

township, therefore, development along the waterfront, whether low density, medium 

density or commercial, must respect the existing character and hence guided by 

appropriate urban design guidelines; and 

 opportunities exist for the extension of the 2(b) medium density zone in select 

areas near the commercial centre and in adjoining 2(a) areas.  This includes 2

DP 870920); Lots 6-1
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Figure 6-1 Housing Strategy Principles 
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Figure 6-2 Principles for Hawks Nest Township 
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Figure 6-3 Principles for Tea Gardens Township 
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6.2 Land Supply Implications  

The analysis in this section is based upon the following assumptions: 

 the existing development patterns in the study area have achieved between 9 and 18 

lots per hectare (net). Many larger lots have been created which contain a single 

dwelling. It is considered appropriate that future lots for single dwellings generally have 

a maximum lot size of 700m2 or about 15.2 lots per hectare. GLC records indicate that 

approximately one in ten residential development approvals are for dual occupancy 

and this study will recommend the inclusion of small lot housing in the low density 

zone. These actions will result in yields of approximately 13 dwelling per hectare; 

 three storey medium density development is achieving 50 units per hectare, however 

this is predominantly in the highly sought after locations near the beach or riverfront. It 

is assumed that the future medium density is likely to be a mix of two or three storey 

development but with lower net densities in new release areas. Therefore, yields of 30 

per hectare are assumed in the ‘greenfield’ sites and other medium density areas; and 

 infill medium density development has been assumed at 20 units per hectare, 

acknowledging that not all land owners will wish to develop for medium density 

purposes.  

 

6.2.1 HAWKS NEST 

Hawks Nest Township 

As previously reported in Section 3, there were approximately 65 vacant lots in Hawks Nest in early 

2005. Lot yields are between 11 and 18 lots per hectare (net) and medium density developments 

average 50 units per hectare. Average uptake rates of around 14 single dwellings and 13 units per 

year were experienced during 2000 - 2004. 

Furthermore, there is approximately 0.5 ha of undeveloped 2(b) zoned land (Lot 1 DP 546852 fronting 

southern side of Kingfisher Ave) and 15 ha of other land zoned 2(b). However, of that 15 ha, 

approximately 7.5 ha is situated within the koala movement corridor and is unlikely to achieve the 

average 30 units per hectare yield assumed above.   This includes the eastern portion Lot 1 DP 

546852 fronting southern side of Kingfisher Ave, which has been identified by Council (GLC, 2006)  

for more protective zoning in order to protect this vital koala habitat and movement corridor.  In 

addition some of the 0.5ha ‘undeveloped 2(b) land’ forms part of the natural gateway feature along 

the entrance to Hawks Nest (Kingfisher Ave) and should be protected as an environmental buffer. 

Approximately 0.2 ha of partly developed 2(a) land (comprising 2 – 8 Langi Street) is also identified 

as suitable for 2(b) development based on proximity to the existing commercial centre and adjoining 

2(b) land. These areas are shown in Figure 6.2. 

Based on these areas and the assumptions detailed above, the following potential for future 

residential development exists in the Hawks Nest township: 

 65 vacant lots for single dwellings, including 10% dual occupancy, is 59 houses and 13 

units; 

 0.5 ha of ‘greenfield’ 2(b) is 19 units (assuming 30 dwellings/ha); and 
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 infill medium density development in the land nominated for 2(b) zoning (at Langi St) is 

6 additional units. 

Therefore, without any future land release in Hawks Nest, there is potential for 59 houses and 38 

units. This equates to approximately four years supply of houses and three years supply of units, 

based on uptake rates shown in Table 3.1.  

North Hawks Nest 

The situation in North Hawks Nest is less clear given that the development is still in the planning 

stage. However, GLC recognises the opportunity for achieving a development/conservation 

package for the area. The LES will explore options for protecting land with high environmental 

attributes, including transfer into public ownership for its future protection. For purposes of this 

strategy and on the advice of GLC it is assumed that approximately 60-80 hectares of land will be 

available for urban development yielding 750 houses and 200 units’. 

 

6.2.2 TEA GARDENS  

Tea Gardens Township 

At the time of the survey there were approximately 200 vacant lots in Tea Gardens (including the 

new release areas such as Myall Quays). Residential lot yields have been achieving between 9 and 

14 lots per hectare (net). It is possible that these yields may be higher in the future to ensure 

efficient use of land suitable for residential purposes. At the time of the survey there were 1.6 

hectares of undeveloped 2(b) zoned land and approximately 6.5 ha of developed 2(b) zoned land. 

The Strategy has identified approximately 3.5 ha of 2(a) and 3(a) zoned land as suitable for 2(b) 

development (refer to Figure 6.3). 

Based on these areas and the assumptions detailed above, the following potential for future 

residential development exists within the developed areas of Tea Gardens: 

 200 vacant lots for single dwellings including 10% dual occupancy is 180 houses and 

40 units; 

 1.6 ha of ‘greenfield’ 2(b) is 48 units (assuming 30 dwellings/ha); and 

 infill medium density development in the land nominated for 2(b) zoning is 70 additional 

units. 

Therefore, without any future land release in Tea Gardens, there is potential for 180 houses and 

158 units. This equates to approximately 3-4 years supply of houses and 12 years of units, given 

current uptake rates. (Note: the recent uptake rate is considered to grossly underestimate future 

uptake.) 

Myall Quays 

There are approximately 73 hectares of land available for residential development in Myall Quays. 

The total of this area is zoned 2(f) which permits a range of uses including commercial and tourist 

oriented development. It is considered that an average net density of 13dw/ha could be achieved 

throughout this area along with flexibility to site slightly denser developments within walking 

distance of existing or proposed focal points, namely the commercial centre.  It is assumed that 
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20% of the 73 hectares (or 14.5ha) will comprise medium density development at 30 dwellings/ha, 

with the remaining 58.5 hectares for low density development.  To ensure a range and mix of 

housing types throughout the 2(f) zone it is not considered appropriate to nominate all the land 

within walking distance of the shops as medium density. .  

Based on these assumptions, there is potential for 435 units (incl. dual occupancy) and 515 single 

dwellings, which accords with GLC’s average net density target of 13 dwellings per hectare.  This 

equates to approximately 1,968 additional residents in Myall Quays. 

Myall River Downs 

There are approximately 48 hectares of land available for residential development in Myall River 

Downs. Applying the same rationale as for Myall Quays, there are approximately 9 ha available for 

medium density development with potential for 270 units (incl. dual occupancy). The remaining 39 

hectares are to be set aside for low density residential development which allows for about 340 

single dwellings.  This also accords with GLC’s net density target of 13dw/ha. 

Therefore, there is potential for a population increase of 1,268 people. 

North Shearwater 

This precinct is considered to be a highly constrained site. Discussions with both Council and the 

land owner have indicated that there is potential for approximately 300 residential lots in this locality.  

It is acknowledged that this area has not yet been the subject of detailed investigations or 

environmental study. Therefore, the recommendations in this Strategy cannot pre-empt the 

appropriate land use and future development of this site. None the less, there may potential within 

North Shearwater for: 

 residential development (given its proximity to Myall  River Downs); 

 large lot residential; 

 rural living ; or  

 a combination of the above.  

 

6.2.3 OVERALL SITUATION 

The overall situation applying to the study area is summarised in Table 6.1. 

When added to the anticipated population for 2006 (expressed in Section 3.10.2) of 3,695, it is 

considered that the study area could accommodate a population of approximately 11,235 people. 
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Table 6:1: Estimated Dwellings, Units and Population in the Study Area 

Hawks Nest Dwellings Units Population* 

Hawks Nest Township 59 38 204 

North Hawks Nest 750 200 2085 

Sub Total 809 238 2289 

Tea Gardens 

Tea Gardens Township 180 158 698 

Myall Quays 515 435 1968 

Myall River Downs 340 270 1268 

North Shearwater 300 30 744 

Sub Total 1335 893 4678 

 

Approved Retirement Villages  

The Hermitage - 281 506 

The Grange - 36 65 

Sub total - 317 571 

Totals 2144 1448 7538 

 
* Assumes occupancy rates of 2.3 for single dwellings and 1.8 for units and aged care housing 

 
6.2.4 UPTAKE RATES AND LAND SUPPLY 

The existing uptake rates of dwelling houses, units and residential lots is often utilised to determine 

those that might exist in the future. However, at best they can only be used as a guide. The actual 

rates will depend upon a broad range of economic and social determinants such as supply/demand, 

interest rates, and employment opportunities. 

Bearing these limitations in mind, the following broad estimates in terms of uptake rates or land 

supply are made. Based on the information supplied by Council and discussions with landowner 

groups, especially Crighton Properties, it is assumed that there will be an ongoing need for 100 

single dwelling houses per year. This means that there is an approximate 20 year supply of land for 

single dwellings within the study area. This also assumes all rezoning proposals (i.e. Myall River 

Downs, North Shearwater and North Hawks Nest) are successful. 

The Grange Retirement Village is nearing completion, and The Hermitage Retirement Village is due 

to commence construction in 2005. It is anticipated that there will be strong demand for these 

facilities. As such, a five year supply period is assumed. 

Unit approvals during the period 2000-2004 averaged about 26 per year. However, in the six 

months of the 2005 period, 55 units have been approved. For the purposes of this Strategy it is 

assumed that the current uptake rate is 50 units per year. Based on the information contained in  

Table 6.1, the study area contains approximately 30 years supply of land for unit development on 

the current uptake rate. 
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However, it is considered that the Strategy’s proposal to aim for mixed densities (refer to Section 7) 

throughout the new release areas represents the implementation of sound planning principles. This 

approach offers the most effective means of achieving an appropriate range of housing types and 

addressing affordability issues in the future. 
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7. Recommendations 
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7. Recommendations 

t of the findings of this Housing Strategy. 

n into the following categories: 

 Other recommendations. 

The following actions need to be undertaken by GLC to either amend LEPs to Great Lakes LEP 

 a future LEP to be prepared, exhibited and made in accordance with 

G

xed density

The following recommendations have been made in respec

The recommendations have been broken dow

 LEP Amendments; 

 DCP Amendments;  

 Affordable Housing; and 

7.1 LEP Amendments and Rezoning 

1996 or for inclusion in

Department of Planning’s (DoP) LEP Template. 

eneral Provisions  

 Any future rezoning submission or local environmental study carried out within the 

study area should be in accordance with the new release area principles contained in 

Section 2.2.1 and Housing Strategy Principles contained Section 6 of this Strategy; 

 The existing 2(b) zone, which permits three storey medium density development, is the 

appropriate zone to achieve density increases in the existing townships of Hawks Nest 

and Tea Gardens (incorporation of the 2(c) zone is not warranted); 

 promote mi  neighbourhoods (rather than segregated areas of lower and 

ousing, which means a single dwelling or duplex 
2

where 

higher density) on the basis that average net densities are to be achieved throughout 

new release areas, subject to suitable urban design controls in place to maintain 

character; 

 extend areas of 2(b) zoned land in Hawks Nest and Tea Gardens townships as shown 

in Figures 6.2 and 6.3a/b; 

 incorporate objectives into all residential zones that encourage and promote a mix of 

dwelling types to satisfy a range of housing needs;  

 incorporate a definition of small lot h

entitlement on lots between 300 and 450m , to be dispersed across new subdivisions 

with a maximum floor space ratio (FSR) of 0.4:1 together with a minimum 40% of the 

site to be used for soft landscaping; 

 include a clause that in all new residential subdivisions in Hawks Nest/Tea Gardens, a 

minimum of 10% of land to be subdivided (or lots created) is to be utilised for small lot 

housing; 

 include a clause that only permits non-residential uses in the residential zones 

Council is satisfied that: 
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►  the proposed development will not adversely affect the supply of dwellings; 

►  the land is not suitable for residential development; or  

► the development is required to service the needs of the community and is ancillary 

to residential development (e.g. open space community facilities);  

e affordable housing opportunities provided by caravan parks, consider 

My

n average net density of 

ntial part of this site. 

ist facilities within Myall River 

Downs where it can be demonstrated that such facilities will not limit or reduce the 

f land available for residential development and will not impinge on 

No

an adequate supply of land of differing lot sizes and to minimise the 

 investigate amendments to the LEP to provide incentives for the provision of more 

affordable housing; and 

 to preserv

amendments to the LEP that protect such areas from future subdivision. 

all River Downs 

 Within Myall River Downs, any future development is be in accordance with the new 

release area principles contained in Section 2.2.1 and Housing Strategy principles 

contained in Section 6 of this Strategy; 

 Subject to suitable urban design controls being in place, a

13dw/ha should be achieved throughout this new release area, along with flexibility to 

site slightly denser developments closer to identified focal points and disperse smaller 

lot housing throughout(ie. Mixed density neighbourhoods).  ; 

 adopt a cumulative approach to ensure minimum densities are achieved in new 

release areas, such that no project application will be allowed to reduce the average 

net density of dwellings to below 13/ha over the reside

 consider the zoning of land within Myall River Downs for employment generating 

purposes and open space as identified in Figure 6.1; 

 consider the incorporation of a small neighbourhood centre within Myall River Downs 

that can act as focal point for residential development where it can be demonstrated 

that such development will not adversely impact upon or fragment existing centres; 

 consider zonings that will permit and encourage tour

amount o

environmentally sensitive areas or residential amenity. 

rth Shearwater 

 Any future development is be in accordance with the new release area principles 

contained in Section 2.2.1 and Housing Strategy Principles contained in Section 6 of 

this Strategy; 

 to ensure 

opportunity for a single land owner being able to dictate supply and demand within the 

study area, Council needs to ensure the North Shearwater rezoning occurs as soon as 

practical; 

 consider zonings that will protect the environmental attributes of the site especially 

steep land and habitat corridors; 

 consider the incorporation of a small neighbourhood centre within North Shearwater 

that can act as focal point for residential development where it can be demonstrated 

that such development will not adversely impact upon or fragment existing centres; and 
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 consider zonings that will permit and encourage tourist facilities within North 

Shearwater where it can be demonstrated that such facilities will not limit or reduce the 

amount of land available for residential development and will not impinge on 

ntally sensitive areas. 

elopment is be in accordance with the new release area principles 

 the findings 

 

ce with the Local Environmental Study 

and where it can be demonstrated that such facilities will not limit or reduce the amount 

 for residential development.  

or Tea Gardens & Hawks 

e payment of 

monetary contribution from development that creates demand for the provision of more 

affordable housing to certain target groups (eg. first-time home buyers). 

s 

 for future commercial and mixed use development. This is to acknowledge that 

this DCP should be in accordance with the new release area principles 

environme

North Hawks Nest 

 Any future dev

contained in Section 2.2.1 and Housing Strategy principles contained in Section 6 of 

this Strategy;  

 consider a range of zones that will permit a range of housing types within North Hawks 

Nest in accordance with the findings of the Local Environmental Study; 

 consider the incorporation of a small neighbourhood centre within North Hawks Nest 

that can act as focal point for residential development in accordance with

of the Local Environmental Study and where it can be demonstrated that such 

development will not adversely impact upon or fragment existing centres; 

 Subject to suitable urban design controls being in place, consider prescribing an 

average net density target of approximately 30units/ha for the neighbourhood centre

precinct with average net densities of 10-12dw/ha to be applied to the remaining urban 

development areas (as determined by the findings of the Local Environmental Study). 

 consider zonings that will permit and encourage tourist facilities and recreational 

activities within North Hawks Nest in accordan

of land available

Section 94 – EP&A Act 

 As a matter of priority Council update its Section 94 Plan/s f

Nest to address the infrastructure demands of proposed population growth, including 

the future demands generated during peak holiday periods;  

 Subject to changes to current “Section 94” related legislation, Council investigate 

opportunities to include provision(s) for the dedication of land and/or th

 

7.2 Development Control Plan

7.2.1 DCP 22 - MYALL QUAYS ESTATE 

 Amend the provisions of DCP 22 and the map to the DCP to reflect the following: 

 Identify and conserve land adjacent to the existing Myall Quays Shopping Centre to be 

utilised

Myall Quays centre will remain and grow as the main retail centre within the study 

area; 

 Changes to 

contained in Section 2.2.1 and Housing Strategy Principles contained Section 6 of this 

Strategy; 
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 incorporate provisions that require the creation of active street frontages within the 

commercial precinct; 

 incorporate provisions that require the adaptive re-use of the ground floor of residential 

buildings for future home office or commercial in the commercial precinct; 

ve an average net 

re achieved in new 

nd/or lots created is to be utilised for small lot housing; 

 where 

ry 

courage tourist facilities within Myall Quays where it can be 

 reference to the use of lands in the vicinity of the Pony 

se facilities are to be 

tes and pedestrian access to 

th any new criteria to ensure 

7.2.2 

, other than townhouse or terrace style development, to remain as soft 

 incorporate objectives for residential areas within the DCP area that encourage and 

promote the mix of dwelling types and densities; 

 incorporate provision that future residential areas are to achie

density of 13 houses per hectare net, with flexibility to site slightly denser development 

closer to focal points and disperse smaller lot housing throughout; 

 adopt a cumulative approach to ensure minimum densities a

release areas, such that no project application will be allowed to reduce the average 

net density of dwellings to below 13/ha over future release areas. 

 include a clause that in all residential subdivisions in Myall Quays, a minimum of 10% 

of land to be subdivided a

 include a clause that only permits non-residential uses in the residential areas

Council is satisfied that: 

► the proposed development will not adversely affect the supply of dwellings; 

► the land is not suitable for residential development; or  

► the development is required to service the needs of the community and is ancilla

to residential development (e.g. open space community facilities); 

(Note: that in this respect, particular reference is made to the proposed golf course.) 

 continue to permit and en

demonstrated that such facilities will not limit or reduce the amount of land available for 

residential development. 

 amend the DCP map to exclude

Club site to be used for recreational purposes, noting that the

provided at Myall River Downs; 

 conserve habitat corridors and environmental protection areas; 

 ensure habitat corridors and traffic, pedestrian and bicycle links are established and 

maintained with the existing Tea Gardens township and North Shearwater.  

 incorporate provisions for the incorporation of cycle rou

and from nearby focal points (i.e. recreation areas, community facilities and 

commercial centres) and along identified gateways; and 

 update DCP 22 to incorporate relevant performance criteria from the Residential DCP 

for Urban Areas and DCP 31 – Subdivision together wi

that development in Myall Quays is consistent with the desired character for this area.  

RESIDENTIAL DEVELOPMENT CONTROL PLAN   

 Incorporate provisions requiring new developments to front the street. Side facades of 

buildings are not to face the street; 

 Incorporate provisions requiring 40% of new residential 2(a) development (after all 

building work)
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landscaping in order to reinforce the natural leafy character of Tea Gardens and 

Hawks Nest; 

 prepare a new character-based DCP (in consultation with the community) that 

incorporates more detailed urban design, landscaping and streetscape 

guidelines/standards to be applied to existing and future development in the study 

mations that increase the 

 

velopment to three storey height, adopt density and other floor space 

eas of 

ly the existing FSR of 0.4:1 together with a requirement that 

ith Australian Standard AS4299 (Class C), which includes: 

able for 

t width for wheelchairs; 

 accessible and continuous paths of travel from the street to 

7.2.3 

of Tea 

sing (ie. between 300 m2 and 450m2); 

 where it is clearly established that the proposed lot(s) is of 

area, as well as prescribes appropriate tree planting requirements within the identified 

koala corridor(s) of Hawks Nest; 

 consider the incorporation of bonus provisions for site amalga

street frontage of development sites in Forster/Tuncurry and Hawks Nest/Tea Gardens

(10% increase in permitted FSR is considered appropriate); 

 consider the incorporation of bonus provisions for the provision of affordable housing; 

 incorporate design principles to be provided for residential components of mixed use 

developments and housing in commercial areas within the study area. Such controls 

should limit de

ratio controls within the study area that are consistent with those controls applying to 

the 2(b) zone; 

 nominate an average net density of  13dw/ha to be achieved in new release ar

Tea Gardens and 10-12dw/ha in North Hawks Nest, with exception of the North Hawks 

Nest town centre precinct where a target net density of 30units/ha is proposed;  

 to ensure small lot housing in the new release areas is more affordable and maintains 

desired character,, app

40% of the site is to be used for soft landscaping and that such housing must be 

dispersed throughout; 

 consider the introduction of a performance criterion requiring 10% of dwellings in a 

development to comply w

► car park linked to the dwelling by an unobstructed path of travel suit

wheelchair access 

► entries, doors and passages are to be of sufficien

► provision is made for

circulation areas and that are clear of obstacles; 

DCP 31 – SUBDIVISION  

 Include provision that in all residential subdivisions in the new release areas 

Gardens/Hawks Nest, a minimum of 10% of land to be subdivided (or lots created) is 

to be utilised for small lot hou

 amend existing clauses that limit or restrict subdivision for small lot housing, in the Tea 

Gardens/Hawks Nest area; 

 include performance criteria for subdivision in the existing medium density zones that : 

► establishes a minimum lot size of 1500m2; or 

► permit smaller lots only

the size and shape to permit medium density development compatible with desired 

character of the area. 
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 incorporate provisions for the incorporation of cycle routes and pedestrian access to 

nearby focal points (i.e. recreation areas, community facilities and commercial 

centres); 

 incorporate provisions that ensure that the proposed street pattern interconnects with 

the existing townships and reflects and / or compliments that pattern. With reference to 

the study area, road connections are to reflect the existing grid street pattern (where 

l-de-sacs. This will require amendment to clause 3.4.1 of the 

long all streets to increase 

 strengthen provisions of the DCP that will result in greater scenic amenity, urban 

7.2.4 DCP 28 - EXEMPT AND COMPLYING DEVELOPMENT  

2 to the DCP that 

ing work must remain as soft 

 a double garage are to be located on the lot; and  

7.3 Affordable Housing 

 t of affordable housing options in appropriate locations, 

► 

► sing; 

► 

► 

► 

nt to the EP&A Act) which facilitate land dedication and/or 

ecurity through casual surveillance; 

topography permits), maximise connections with existing streets and minimise no 

through roads and cu

DCP; 

 incorporate provision for substantial street tree planting a

streetscape amenity; 

design and streetscape quality in residential subdivisions.  

Amend the compulsory requirements for complying development in Schedule 

applies to single dwellings as follows: 

 the roof pitch is to be no less than 20%; 

 the building is to cover no more than 50% of the lot;  

 a minimum of 40% of the property after the build

landscaping, that is, not hard surfaces; 

 no more than two garages or

 no more than one driveway is to service the dwelling. 

 Encourage developmen

including: 

shared living and working spaces (eg working from home); 

shop-top hou

mixed tourist/residential accommodation; 

eco-villages; 

long term caravan sites; 

► boarding houses, bed sitters;   and 

► Retirement accommodation (particularly self-care and hostel accommodation). 

 GLC should actively seek the opportunities to enter into Voluntary Planning 

Agreements (pursua

contributions for the provision of affordable housing, or which formalise developer 

arrangements aimed at ensuring new small lot housing is sold to genuine residents on 

moderate incomes; 

 encourage the development of shop-top housing development within the commercial 

centres to provide an alternative housing choice close to services, to increase vitality 

and viability of the retail centres and improve s
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 Council lobby relevant State Government agencies to assist local governments to 

require an increase in private housing to be built to design standards to accommodate 

older people and people with disabilities; and 

 Council consider the option of purchasing surplus land and/or re-use of existing 

tegic locations for possible joint ventures into 

ment and/or private industry/community housing 

7.4 

r of Hawks Nest/Tea Gardens by not 

tate Environmental Planning Policy “Seniors Living” 

ilities to address the needs of the 

g environment for permanent residents; 

adapting homes to cope with changes in 

s to resource new initiatives in the 

th special needs. This includes 

am or 

 to the need to provide a greater diversity in the 

ansport nodes; 

Council or State owned land in stra

affordable housing with State Govern

sector. 

Other Recommendations 

 undertake a Density-Urban Design Study with the intention of producing detailed 

planning controls that will deliver place-based design outcomes (in consultation with 

the community) for both Tea Gardens and Hawks Nest;  

 amend Council’s Council's Design Specifications to permit greater flexibility in 

maintaining the desired streetscape characte

mandating kerb and gutter treatment on future subdivisions; 

 consider the preparation of a commercial strategy to investigate the future roles of the 

existing commercial centres in the study area; 

 encourage the provision of S

development in urban areas where suitable infrastructure to support this type of 

development is available. Provision of on-site fac

residents is to be encouraged; 

 support the upgrading of existing Mobile Home Parks and Caravan Parks to provide a 

better livin

 ensure residents and developers are aware of information produced by government 

agencies in relation to design options for 

mobility; 

 investigate ways to provide support to group

provision of crisis and transitional housing; 

 advocate for appropriate support services for people wi

the provision of adequate health care services; 

 investigate the feasibility of running a local Urban Design Awards Progr

participating in the Lower Hunter Civic Design Awards; 

 work with Housing Industry representatives to develop housing forms (ie. attached) 

that will facilitate ease of conversion into granny flat or duplex accommodation; 

 educate developers and builders as

type of housing in new and existing residential areas. Develop an information booklet 

of “best practice” examples to emphasis to developers and builders the types of 

housing the Council is encouraging; 

 expand and formalise the pedestrian and cycleway network to facilitate access to 

centres of activity that include neighbourhood and retail centres, schools, recreation 

areas, employment generators and tr

 provide urban design training opportunities for relevant Council staff involved in 

development assessment, strategic planning and engineering disciplines to assist in 

the implementation of this Strategy; 
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 Council keep detailed records of development approvals, construction certificates, 

occupancy certificates and subdivision registrations pertaining to all residential uses 

le which may affect the 

recommendations of the Strategy. It is important that the Community is notified and 

consulted when a formal review process is initiated, while public notification will be 

required following update of new information in the Strategy. 

 

and housing forms in the study area (and other areas in the LGA) so as the findings, 

recommendations and projections contained within this Strategy can easily be 

updated;   

 the Hawks Nest and Tea Gardens Housing Strategy is to be reviewed in relation to 

progress towards the achievement of the guiding objectives, principles and 

recommended strategies on an annual basis; and 

 the Housing Strategy is to be formally reviewed and revised as required on a five year 

basis, particularly where new information becomes availab
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Questionnaire   
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Appendix D 

Submission Responses 
from MidCoast Water  

and  
Country Energy  

 
 

PARSONS BRINCKERHOFF GREAT LAKES COUNCIL 



 TEA GARDENS /HAWKS NEST HOUSING STRATEGY 

 

 
Appendix E 

Community Views on 
Housing Forum (hosted 
by Crighton Properties 

and ‘RobertsDay’)  
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