
OBJECTION TO PROPOSED COASTAL REFORM FRAMEWORK 

To Whom It May Concern – Elected NSW Government Representatives and their bureaucrats! 

For the record please be advised that we object to the proposed Coastal reform framework. 

We have previously responded to the Coffs Harbour City Council’s Coastal Hazard Planning 
documents, copy attached.  

When the NSW State Government took this responsibility from Local government we all expected a 
consistent and common sense approach, particularly a defence before retreat philosophy and one 
that protects community assets and the rights of property owners.  

In contrast we get more of the same plus some.  

What we now have is a bully approach with overly complex legislation that takes away the rights of 
property owners and removes the obligations of local governments to protect communities and rate 
payers. 

It is an un Australian approach that impacts on ones rights to protect property and the rights of 
future generations.  

Message to Our Leaders 

Instruct your bureaucrats to reverse their strategies and draft policy based on defence. Additionally 
participate in your parties “innovation” program and seek ways to offset your fears and perceived 
effects of climate change. 

It will be exciting and rewarding. Get on with it and have fun being positive and creative. 

On the flip side, it is highly likely those effected the most by this proposed legislation are 
conservative voters – Negative retreat strategies as proposed are reason to change.   

Yours faithfully 

 

Ian Vary 

  

Woolgoolga 

NSW 2456 
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24 April 2015 
Ian Vary 

  
Woolgoolga NSW 2456 

 
 
General Manager     via email to coffs.council@chcc.nsw.gov.au 
Coffs Harbour City Council      
Locked Bag 155 
COFFS HARBOUR NSW 2450 
 
Attention Marten Bouma   via email to marten.bouma@chcc.nsw.gov.au 
Dear Sir 
 
Reference 5499490 - COFFS HARBOUR – COASTAL HAZARD PLANNING & POLICY DOCUMENTS 
 
I refer to your letter dated 23 February 2015 advising of the draft Coastal Hazard Planning and Policy 
Documents and inviting submissions. Our submission raises a number of concerns and requests an 
alternative approach be taken. 
Our submission consists of: 

• Introduction; 
• Local Planning Approach; 
• Inconsistencies and Logic;  
• Woolgoolga; 
• Hofmeier Close; and 
• Alternative Approach. 

 
INTRODUCTION 
We acknowledge the NSW State Government has passed town planning responsible for sea level 
changes to Local Government.  This submission does not challenge the authenticity of perceived 
climate change. It does, however, challenge the Coffs Harbour City Council’s (CHCC) approach to its 
responsibility and requests a rethink and an alternative approach.  
This submission is in response to CHCC’s Planning and Policy regulations as they influence the 
Woolgoolga area and topographic incorporating: 

• Land north of Ocean and Beach Streets through to Woolgoolga Lake; 
• Property serviced by Beach, Wharf, Pacific, Boundary and Ganderton Streets; 
• Hofmeier Close; 
• The lane between Hofmeier Close and Wharf Street; 
• Lake Road; and  
• Woolgoolga Creek. 

This submission also responds to the Coastal Zone Management Plan (2013) where there is a linkage 
between the documents. This submission does not respond to Policy and Planning regulations for land 
outside of the Woolgoolga area as defined above.  
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Our understanding is that in general, the Coastal Hazard Planning Project mainly addresses the issue 
of erosion predicted to be caused by perceived sea level change and that the Coastal Zone 
Management Plans address inundation. The ramifications of the Coastal Zone Management Plan 
(2013) take on a completely new perspective following the drafting of the Coastal Hazard Planning 
Project resulting in dire consequences for Woolgoolga. It is evident that at considerable cost to rate 
payers, CHCC has undertaken extensive work, research and referencing to justify a “negative and do 
nothing” RETREAT approach.    
 
LOCAL PLANNING APPROACH 
The State Governments’ decision to pass sea level planning responsibility to local government has 
given the CHCC the opportunity to assess economic, tourist and community precincts and to and plan 
for the risk to each precinct’s topography and assets which may be influenced by rising sea levels.  The 
CHCC combined Coastal Hazard Planning Project and Coastal Zone Management Plan (as they apply 
to the Woolgoolga area defined in this submission), fails to take the opportunity to develop plans to 
protect public and private assets.   
To the CONTARY the combined Coastal Hazard Planning Project and Coastal Zone Management Plan 
propose to manage inundation and erosion via retreat. Retreat decisions of CHCC assets also mean 
retreat decisions for Woolgoolga and this is unacceptable.  
  
If predictions are correct, “Retreat” decisions contained in the documents would result in the forfeit 
of Woolgoolga assets from Woolgoolga Lake and surround through to Beach and Boundary streets.  
The value of forfeited assets would conservatively exceed $250,000,000 without any allowance for 
redevelopment costs.  
The drawing of Hazard lines on a map and imposing rules in relation to those lines and calling it 
“Coastal Hazard Planning Policy” is flawed. Consideration must be given to: 

• Woolgoolga Precinct; 
• The rights of Woolgoolga people; 
• Protection of Woolgoolga private and public property and assets; 
• Woolgoolga contribution to economy; 
• Surrounding topography; 
• Approved new assets;  
• Other existing planning documents like the “Coastal Zone Management Plan (2013)” and 
• Defend Strategies 

An alternative Woolgoolga Precinct defence approach is requested. 
 
INCONSISTENCIES - QUESTIONABLE LOGIC 
Sea Level 
Perceived rising sea levels is the catalyst for planning authorities to amend planning and policy 
documents.  CHCC has adopted sea level rises for the years 2020, 2050 and 2100 as the basis for the 
draft Coastal Hazard Planning and Policy documents.  BUT there are variances AND INCONSISTENCIES 
of up to 50% in perceived sea level rises being adopted as the basis for planning by other NSW planning 
authorities and State Governments. This single inconsistency seriously challenges the creditability of 
town planning agencies including CHCC. 
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Retreat Decisions 
CHCC’s retreat decisions embodied in the Coastal Zone Management Plan (2013) and evaluated 
together with the Coastal Hazard Planning proposal has catastrophic economical and social 
consequences for the Woolgoolga precinct. In the drafting of policy one would expect costing to be a 
mandatory factor in the process. That is, if there is erosion and inundation as predicted what are the 
cost ramifications for loss of? 

1. Property; 
2. Businesses; 
3. Income; and  
4. Re-development. 

And 
1. What are the defence costs;  
2. How much time can be achieved; 
3. What are the different scenarios? 

 
There is no evidence that such an assessment has occurred. If it has happened then the Woolgoolga 
Community and stakeholders affected by the drafting of these documents must be consulted and 
given the opportunity for review and political rebuff. If it has not happened than CHCC must withdraw 
policy and start again. DEFEND STRATEGIES FOR WOOLGOOLGA ARE DEMANDED. 
 
Woolgoolga Beach Sand Dunes 
Essential to the protection of Woolgoolga assets is the protection of the Woolgoolga Main Beach and 
Sand Dunes. The role sand dunes play in the combat of erosion is well understood. Erosion is 
fundamental to the Coastal Hazard Planning documents however the plans fail to incorporate any 
actions to protect the sand dunes from: 

• Erosion caused by human use and years of neglect; 
• Erosion caused by  swirling effects around boat ramps, access ramps and stairs; 
• Erosion due to vehicle access (CHCC) on the beach reserve and beach; 
• Erosion caused by poor maintenance practices; 
• Erosion  caused from drainage from the reserve, surf club and caravan park; and  
• Multiple surge/erosion events that prohibit the recovery of sand dune erosion over time.  

In contrast, the plans promote a retreat strategy, the outcome of which is inundation of properties 
and loss of assets north of and adjacent to Beach Street. A rethink is requested incorporating sand 
dune maintenance and protection.  
 
Inundation 
Equally disturbing is the combined town planning effects of the Coastal Hazard Planning Project 
(erosion) and the Coastal Zone Management Plan (inundation).  
  
Property Development in Hofmeier Close has 2020, 2050 and 2100 proposed hazard erosion planning 
restrictions imposed under the Coastal Hazard Planning Project. However properties west of Hofmeier 
Close are not influenced by the proposed Coastal Hazard Planning and Policy hazard lines. But 
properties west of Hofmeier Close through to Boundary Street generally have a lower Reduced Level. 
Therefore this submission questions the logic of treating erosion and inundation separately.  It also 



P a g e  | 4 
 

challenges the logic of recent approvals for new developments given with the knowledge Retreat 
strategies have been adopted. A reversal of strategies from “retreat” to “defend” is requested.  
 
Other Coastal Locations 
Within Australia there are many Councils’ who have adopted a proactive approach and manage 
erosion through sand pumping, establishment of groins, construction of rock walls, construction of 
concrete walls, construction of levies, regeneration programs and the like. CHCC is fortunate in that it 
does not have long stretches of beaches but rather multiple headlands with bays. Prioritisation and 
local precinct defence plans will provide longevity of Woolgoolga beaches and assets and defer the 
need for retreat and the forfeit of assets.   
What we want is a Council that is innovative and a leader in the defence of private and community 
assets and the maintenance of Woolgoolga Beach, Foreshore, Reserve and other public assets.    
 
Logic 
Such inconsistencies challenge: 

• The integrity of CHCC and the logic of its Planning Decisions; 
•  CHCC’s licence to make catastrophic retreat decisions of Woolgoolga without electoral 

consensus; 
• The legitimacy of costs incurred by CHCC in preparing and drafting such documents; 
• The potential ramifications and costs to tax payers and other stake holders caused as a 

consequence of the planning and policy documents; 
• The impact on property owners and their future rights of development; and 
• Demonstrates that policy and planning principles are being drafted without any certainty on 

actual sea level rise.  
A rethink is suggested.  
 
WOOLGOOLGA 
The Woolgoolga area plays a significant role in the NSW and CHCC economy. It provides a $135M 
annual contribution in Blueberry sales and is a popular holiday and surfing destination. The town 
centres on its beach and beach reserve.  The draft planning documents do not provide for any 
protection of the Beach, Sand Dunes or Beach Reserve. To the contrary planning documents promote 
a retreat strategy.   
 
The Woolgoolga Beach Reserve, despite being a development project for the past twenty years, 
remains an unloved neglected CHCC asset with multiple existing erosion entry points caused from 
human activity and substandard maintenance practices. Urgent actions are required to develop 
‘defend’ strategies and stop ingress.  
 
There are a number of development applications which have been recently approved or are at various 
stages of construction.  These include Beach Street Tavern, Beach Street Medical Centre, Reserve 
Development, Lake side Caravan Park improvements, Surf Club, Unit and Housing Developments and 
associated road works. All of these developments are impacted by retreat decisions in that they are 
all vulnerable to inundation.  A rethink is requested incorporating defend strategies.  
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HOFMEIER CLOSE 
Hofmeier Close is the main vehicle access road to the beach and Surf Club. The road is poorly 
maintained with pot holes, eroded surrounds, no regulated or controlled parking and inadequate 
protection of the reserve from vehicle access. There are six properties in Hofmeier Close subject to 
the hazard lines planning provisions. Of these properties, two are of relatively modern brick 
construction(4 & 6,) one has a current DA for improvements to an existing unit development (10), one 
is a concrete block two level house (12), one is an old low set timber residence (8), and  14 is a 
seventies two level block and fibro residence. This property has an expired development for a two 
level, three unit development and the owners of number 8 are keen to redevelop their property. 
 
The consequence of the coastal hazard planning project for Hofmeier Close is an eroded street with 
an UGLY Streetscape with multiple setbacks and removable structures.   Given the small number of 
properties, the status of each and access requirements to the beach, a rethink is suggested.  
 
ALTERNATIVE APPROACH (Applicable for defined Woolgoolga Area of this submission) 
We envisage an alternative approach where CHCC:  

1. Establish local bench marks to measure and monitor sea levels; 
2. Adopts “a wait and see from measurement” Policy to confirm sea level rises before imposing 

planning restrictions, e.g. Monitor and measure changes over time and use the measurements 
as the basis for planning BUT in the mean time leave previous planning guidelines in place; 
and 

3. Adopt defence strategies that specifically considers and responds to the Woolgoolga 
topography and address erosion and inundation together;  

4. Implement immediate sand dune protection strategies incorporating: 
a. Repairs to damaged areas; 
b. Removal of manmade structures that cause erosion through swirling actions; 
c. Repair and Management of erosion resulting from human use and abuse; 
d. Banning of  vehicle access to the beach reserve;   
e. Actions to assist sand dune recovery and sand replenishment actions from erosion 

caused by surge events that prohibit the recovery of sand dune erosion over time. 
f. Sand recovery strategies including sand barrier fences at the top of sand dunes and 

sand pumping from Woolgoolga Creek;  
g. Construction of walls and other engineered solutions; 
h. Lawn maintenance programs for the Beach Reserve; 
i. Maintenance of the Hofmeier Close road and parking areas; 
j. Dust control in Hofmeier Close that contributes to erosion; and 
k. Spend money on sand dune protection to save money and buy time. 

5. Permit the restoration of lapsed development applications in Hofmeier Close relinquished on 
the basis that they had been accessed under vigorous climate change guidelines and could be 
reapplied for in the future. Now new, more onerous laws will prohibit the construction of such 
a development. Changes to these laws could not have been envisaged at the time relinquish 
decisions were made; 

6. Maintain existing setbacks for Hofmeier Close and avoid an ugly streetscape. That is, remove 
the hazard lines as they serve no logical purpose for Hofmeier Close; 
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7. Reconsider the practical implications of “removable/mobile dwellings” and the processes and 
resources required to enact such policy;  

8. Remove obstructions from Woolgoolga Creek and feed drains to permit flood waters to exit 
so as to minimise flooding, inundation and erosion;   

9. Properly identify and assess the flow on effects of the planning and policy documents; 
10. Prepare a cost assessment of flow on effects, asset loss and defend versus retreat strategies. 

Include all public and private assets for the total submission area with a matrix of varying sea 
level rises for each hazard line but incorporating both erosion and inundation. Discuss this 
estimate with the community;   

11. Redraft all documents to remove  inconsistencies, retreat decisions and detrimental flow on 
effects;  

12. Provide time for stakeholders to assemble to access CHCC’s response to this submission and 
for stakeholders to consider their options; and 

13. Allow for a community and stakeholder consultative period. 
 
CONCLUSION 
This submission highlights inconsistencies, questions logic and proposes alternatives for 
consideration.  It would be appreciated if we could have the opportunity to present this submission 
at a site meeting to clarify the points raised.  We look forward to your response.  
 
 
Yours sincerely 
 
 
 
 
Ian Vary 
 
Copy -  Stakeholders, Community Group,  Local and State Members 




