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Executive Summary  

This report considers the housing that will be needed to accommodate current and future populations of the 

Central Coast LGA. This report forms the evidence base for the Central Coast Local Housing Strategy (CCLHS), 

which will guide the delivery of housing on the Central Coast and provide actions to ensure that growth occurs 

in the right place at the right time. The strategy will ensure that housing supports the achievement of the Central 

/ƻŀǎǘΩǎ long-term liveability, economic and sustainability goals. This document forms the first stage of work 

towards the LHS. It provides an evidence base for the development of the CCLHS. This report has been informed 

by the Central Coast Local Strategic Planning Statement (CCLSPS) and Affordable and Alternative Housing 

Strategy (AAHS). 

The evidence base has been compiled from existing data sources. It seeks to provide an overview of the 

demography of the Central Coast LGA and establish a baseline of data on housing supply and demand to identify 

current gaps in supply and housing affordability. Locations suited for housing growth, that offer high levels of 

liveability through access to services, jobs and recreation are identified. The impact of current planning controls 

on the delivery of a future housing supply is also examined. 

Issues in housing supply that have been identified in this report are summarised in a discussion paper that will 

be placed on public exhibition to allow the community and industry to have input to the development of the LHS. 

Planning for the future of the Central Coast LGA 

The Central Coast is a rapidly growing LGA which forms part of the urban corridor between Sydney and 

Newcastle. The Central Coast has significant natural assets, with well-known beaches and coastal nature reserves 

in the east and significant reserves of bushland in the west, offering its residents an enviable lifestyle.  

In 2016, the NSW Government released the Central Coast Region Plan (CCRP) which has identified that the region 

will require a total of 199,150 dwellings by 2036. This represents a growth of 26 per cent (or 41,500 dwellings) 

from 2016 (157,650 dwellings). This growth will need to be met through a combination of continued 

development of existing release areas and infill growth around existing centres and along identified corridors 

where there is sufficient amenity and accessibility.  

The CCRP includes a structure plan that identifies Gosford as a regional city, with strategic centres at Erina, 

Tuggerah, Woy Woy, Wyong and the future Warnervale Town Centre. The existing WarnervaleςWadalba release 

area is identified, as well as two regional growth corridors:  

Á The Southern Growth Corridor (centred upon the Central Coast Highway Corridor, from Somersby 

Regional Gateway ς Gosford CBD ς Erina Strategic Centre) 

Á The Northern Growth Corridor (centred upon the Main Northern Railway Corridor, from Tuggerah ς 

Wyong ς Warnervale).  

The Central Coast LGA offers residents advantages arising from its natural setting and recreational opportunities. 

Leveraging these attributes will be important to delivering desirable liveability outcomes. Some important 

considerations are: 

Á The LGA has excellent north south connections that provide important links for residents to jobs and 

services. Locating housing where it can easily access these connections may offer some advantages for 

residents 

Á The region has some strong intra-regional links but is subject to heavy car reliance and associated road 

congestion impacts on key arteries. Public transport usage is moderate, but lower frequencies away from 

trunk routes hinder the amenity of these services and, consequentially, ridership 
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Á While a significant number of residents commute outside the region for work, more residents of the 

Central Coast stay within the LGA for work, compared to residents in Metropolitan Sydney. Jobs are 

focused within existing centres, continued development of which would further boost local employment 

and reduce congestion on arterial transport routes out of the LGA 

Á Continued housing growth in the Central Coast LGA will generate increased demand for goods and 

services. Expansion of jobs and services within the LGA would reduce commute times allowing many 

residents to have greater time to enjoy the natural and lifestyle benefits of the LGA 

Á The LGA has an extensive network of public, non-government and privately operated social 

infrastructure, affording improved liveability and access to amenities in areas that would otherwise be 

less well connected to larger centres or areas outside the region. Leveraging this infrastructure by 

ensuring that it continues to be accessible and responsive to community need will be essential in 

maintaining and enhancing levels of amenity and liveability 

Á The Central Coast has a rich cultural landscape which needs to be acknowledged, supported and engaged 

within the planning process. 

Any plan for the future of the LGA should build upon its strengths. 

Housing vision 

Central Coast Council has prepared the CCLSPS, which outlines a vision for the LGA to become a leader in 

placemaking, environmental protection, sustainability, infrastructure and community resilience. In terms of 

housing, the CCLSPS promotes the following vision: 

By 2036, [the Central Coast] will have a diversity and choice of housing types and sizes to accommodate the 

growing community. Housing areas that are well connected to local jobs and social infrastructure will 

become desirable and competitive, pushing up housing densities to accommodate the market. Take up will 

be focused in the centres with existing zoning capacity, helping them to become more vibrant and better 

serving to the surrounding communities. Our housing provision will have occurred in an equitable manner 

that ensures all communities remain connected to transport, services and employment. 

The population of the Central Coast LGA 

In 2020 the Central Coast LGA had a population of 345,800 people. Some key characteristics of the population 

are highlighted below: 

 

The demography of the Central Coast LGA is unique to this location, demonstrating a 

need for a tailored response to meeting the changing housing needs of the population. 

In 2020 the Central Coast LGA had an estimated population of 345,809. 

 

The population is growing by around 4,500 people per annum, demonstrating an 

immediate need to plan for more housing to accommodate the growing population. This 

trend is expected to continue with between 79,306 and 80,889 more people projected 

to live in the LGA by 2036. The LHS will need to address where and how this growth is 

planned to meet the projected demand 
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Increasing migration is contributing to growth in population, with net migration being 

positive for all service age groups except for tertiary education and independence (18-

24 years). Net migration has been highest for parents and home builders (35-49 years), 

young work force (25-34 years) and empty nesters (60-69 years), suggesting that housing 

suited to these groups will be in high demand 

 

Districts with the largest populations are Peninsula and Coastal. Notably, these locations 

are not near the major centres of employment or service delivery of Gosford, Tuggerah, 

Wyong and Erina (which is within the Coastal district, but not easily accessible for all 

areas), requiring populations to travel to access work and services. Opportunities to 

deliver housing closer to jobs and services is likely to offer benefits for future residents 

and the LGA in general. This could include more housing within Gosford as the regional 

centre, consistent with the vision of the CCRP and CCLSPS 

 

The population is generally less affluent than many other parts of Greater Sydney and is 

less affluent compared to the benchmark LGAs of Penrith and Lake Macquarie. This may 

be related to the generally lower levels of education attainment and higher proportions 

of unemployment. Housing will need to cater to a diversity of income groups. 

 

At the 2016 Census, there were around 144,420 private dwellings in the Central Coast 

LGA. Of these, approximately 110,673 were separate houses, 26,433 were medium 

density (e.g. townhouses and low rise apartments) and 4,853 were high density (e.g. 

apartments).  

The Central Coast has a significant proportion of dwellings with multiple excess 

bedrooms. While approximately 76 per cent of dwellings had at least one spare room, 

42 per cent of dwellings had two or more spare bedrooms at the 2016 Census. 

One parent families with non-dependent children were the fastest growing group in the 

5 years to 2016 with couple families with non-dependent children following. This 

suggests a growing demand for lower cost dwellings suited to smaller households. Yet, 

most dwellings are 3-4 bedrooms, with 42 per cent of dwellings report 2 or more spare 

bedrooms at the 2016 Census. 

The vast majority of housing on the Central Coast is owned outright (35%) or mortgaged 

(34 per cent). About 27 per cent of dwellings are privately rented. During 2020, 

residential rental vacancies in the LGA dropped to less than 1 per cent. 

 

Residents aged 50 years and older are the fastest growing age group, which made up 33 

per cent of the Central Coast population in 2001, growing to 41 per cent of the population 

in 2016. The Central Coast has a higher proportion of elderly residents compared to 

similar LGAs. This population was most concentrated in Peninsula, Toukley and Northern 

Lakes areas.  

 

In 2016, there were 21,085 people with a need for assistance living in Central Coast 

Council area. While this is not high compared to the benchmark LGAs, it is relatively high 

compared to the Greater Sydney region suggesting a strong need for housing that is 

suited to people with a disability. This is important because the LGA needs to offer 

housing suited to all household types and all income groups, and no groups should be 

disadvantaged by their housing choice 
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Current gaps in housing supply 

The characteristics of the population and households influences the types of housing that are needed. Analysis 

demonstrates that there are several aspects of housing supply on the LGA that are not well matched with the 

housing needs of the population. This may be exacerbated as demand for housing increases. Some of the key 

issues are as follows: 

Á The Central Coast has a significant proportion of dwellings with multiple excess bedrooms, while 

approximately 76 per cent of dwellings have at least one spare room and 42 per cent of dwellings have 

two or more spare bedrooms. This suggests that households are forced to pay for dwellings that are 

larger than they need, or are unable to find appropriate alternative where they are seeking to downsize. 

For some households, this will be a preferred outcome, while for many larger households it will limit their 

ability to secure suitably sized dwellings. This mismatch may be due to shortage of housing at the 

appropriate size which it is likely to be contributing to higher housing costs. It is noted that some spare 

bedrooms are being used as work from home offices during the COVID-19 Pandemic 

Á Data available from Inside Airbnb indicates that there are significant volumes of larger residences in 

coastal areas being used as STRA, which would further exacerbate occupancy rates. The impact of this is 

most pronounced in the Coastal, Peninsula and Then Entrance districts 

Á There is a strong need for smaller dwellings, while the bulk of dwelling have three or more bedrooms, 

there are a significant number of one and two person households 

Á Part of the Central Coast LGA have high vacancy rates. At the 2016 Census, approximately 12 per cent of 

dwellings within the Central Coast LGA were unoccupied on Census night. Those dwellings identified as 

unoccupied were significantly clustered, with four districts recording occupancy rates above the average, 

the Coastal District (21 per cent unoccupied), The Entrance (20 per cent unoccupied), Mountains (18 per 

cent) and Peninsula (14 per cent) and are likely to be associated with holiday accommodation and second 

homes. The high vacancy rates in these locations does not suggest tat there is a surplus of housing suited 

to residents, since holiday dwellings are not available on the private rental market 

Á In terms of low income households, the Central Coast LGA has a significantly larger percentage than both 

benchmark LGAs suggesting a strong need for more affordable dwelling options. This is confirmed by the 

significant proportion of households living in housing stress at the lower income brackets 

Á In 2016, 34 per cent of very low, low and moderate income mortgaged households in the Central Coast 

LGA were experiencing mortgage stress. Amongst renters, the proportion was higher, with 61 per cent 

of very low, low and moderate income rental household experiencing rental stress 

Á The number of social housing dwellings in the LGA decreased between the 2011 and 2016 Censuses by 

141 dwellings. This trend needs to be reversed. As at 30 June 2020, there were 2,819 social housing 

applications for the two Central Coast housing allocation zones (1,226 in Gosford and 1,593 in Wyong). 

Of these, 185 were classified as priority applications (86 in Gosford and 99 in Wyong). This significant 

volume of demand and associated backlog has led to significant wait times for access to housing on the 

Central Coast, with wait times exceeding a decade in all but one category, LGA wide. 

Á An influx of residents since the commencement of the COVID 19 Pandemic is reducing available rental 

properties in the area and increasing rents . 
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Projected housing need  

DPIE 2019 Projection Series indicates that approximately 55,269 additional dwellings would be required by 2041 

above the 2016 housing supply. This would require an average of 2,210 additional dwellings to be provided in 

the LGA each year. This is significantly more than average annual dwelling approvals on the Central Coast over 

the past 10 years of 1,330 dwellings. To meet this requirement, an increase in dwelling approvals of at least a 65 

per cent would be needed, noting that not all approvals progress to completion. 

The LGA has a substantial pipeline of dwellings in progress including around 48,867 dwellings scheduled for 

completed between 2020/21 and 2026/27 according to Cordell Connect. A review of planning proposals with a 

ǎǘŀǘǳǎ ƻŦ άǳƴŘŜǊ ŀǎǎŜǎǎƳŜƴǘέΣ άǇǊŜ-exhibitƛƻƴέ ƻǊ άǇƻǎǘ-ŜȄƘƛōƛǘƛƻƴέ ǎǳƎƎŜǎǘǎ that there is an estimated total of 

1,643 dwellings mooted. 

Housing balance sheet 

The ability of the LGA to meet future housing needs has been assessed with consideration of:  

Á The Central Coast Residential Land Audit conducted of residential zoned land and SP zoned areas in the 

north (Northern areas August 2019 and August 2020, Southern areas August 2020) 

Á Draft Long Jetty Town Centre Development Capacity report 

Á GIS analysis which estimates maximum theoretical development capacity based on current land use 

planning controls and known environmental constraints 

Á Assumed take up rates for different dwelling types. 

Under land use controls proposed in the Draft CCLEP, the LGA has capacity for 142,775 additional dwellings 

(including 15,592 within existing release areas). Capacity is generally focused within existing centres, where 

additional capacity predominantly would come from additional apartments. 

This assessment of capacity has been compared to the projected housing need outlined above to determine if 

more residential land will be needed in the future. The results are summarised below: 

Variable Dwellings  

Additional dwellings needed 2016-2041 (DPIE 2019 projection series 55,300 

Current development pipeline ($48,876 approved but not constructed. 

Assumes 70% progress to completion)  

34,200 

Remaining dwellings to be provided by 2036 (additional dwellings needed 

minus development pipeline) 

21,100 

Estimated capacity in established areas (lower take up - higher take up) 29,500- 31,500 

Estimated capacity in greenfield Release areas 16,700  

Total available housing capacity 46,300 | 56,300 

Shortfall/surplus in capacity relative to the 2041 projected housing need 25,200 (surplus) | 35,200 (surplus) 

The analysis suggests that there is adequate zoned land supply in the Central Coast to meet short and medium 

term demand. However, this will require the substantial supply of land that is currently zoned and available for 

medium and high density development, to be taken up in the market. This supply has existed for some time, yet 

there has been little take up to date. 

Strategies to incentivise development in key locations would assist in enabling this potential to be realised. 

Improved take up of housing development opportunities within the established urban area would then go some 

way to relieving pressure on the need for additional residential land to be released, allowing the current urban 

footprint to be maintained and avoiding the need to expand to the west of the M1 motorway. This must be 

qualified, as some stakeholders have indicated that the housing potential in existing greenfield release areas is 

overstated as it does not accurately consider the impact of environmental constraints.  
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Locations for housing growth 

Existing strategic plans and statutory instruments provide a firm framework to influence housing delivery in the 

Central Coast LGA. This framework: 

Á Focuses future greenfield housing growth in the Northern Growth Corridor, Southern Growth Corridor 

and Warnervale-Wadalba release area 

Á Encourages higher density housing types in and around established centres, including the Gosford 

Regional City, to improve housing diversity and facilitate lively, active and high amenity centres that offer 

lifestyle opportunities for residents 

Á Aims to avoid development encroaching into sensitive areas by respecting bushfire risks and land 

constraints 

Á Provides mechanisms to support the delivery of affordable housing and build to rent schemes and 

commits Council to being proactive in developing affordable housing on key sites 

Á Suggests there are opportunities to improve housing affordability generally by reducing parking 

requirements, in the DCP for residential flat buildings, near public transport nodes 

Á Supports the establishment of an affordable housing target. 

Current land use planning controls permit a broad range of housing types in the established urban areas of the 

LGA. Despite this, most housing that has been developed has been for detached dwellings, indicating a strong 

market for this type of housing and a possible reluctance amongst developers to construct other types of housing.  

If future housing is to be contained within the established urban footprint, housing density will need to increase 

in some locations. The areas that offer the best opportunities for higher density housing are in and adjoining 

established commercial centres. This is because those locations could offer residents good access to services, 

jobs and recreation opportunities. Further input is being sought from the community on the centres that they 

consider to be most appropriate to accommodate housing growth. 

Residential release areas offer some potential for new housing, but additional release areas will be needed to 

maintain a long term supply of land zoned for residential purposes, to avoid supply constrained house price 

increases. Locations for new urban areas are limited by environmental constraints. Most urban areas are 

currently concentrated in the eastern part of the LGA (to the east of the M1 Pacific Motorway). Limiting housing 

development to the established urban area allows valuable rural and environmental land to be protected. 

Opportunities for new residential release areas within the established urban area are very limited. 
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Top 10 housing issues 

This report identifies several issues that are summarised in the Central Coast Local Housing Strategy Discussion 

Paper. The Discussion Paper will be placed on public exhibition to seek community and industry views before 

preparing draft strategic direction to guide the future of housing in the LGA. Some of the key issues identified 

are outlined below.  

1 
Continuing rapid population growth is placing pressure on the housing market. 
The Central Coast LGA population grew by approximately 20,448 residents in the decade to 
2020. DPIE estimates that this growth will accelerate to an average of 4,000 additional 
residents per annum between 2021 and 2036. 

2 
Recent housing growth in the LGA has not kept pace with demand or projected housing 
need, potentially creating a shortfall in housing supply. This has likely been exacerbated 
through additional migration to the LGA during the COVID-19 Pandemic. Developers have 
cited a lack of land, environmental constraints and slow approval processes as factors 
contributing to a stifled housing supply. 

3 

Demand for housing suited to older people and people with a disability is expected to 
increase significantly. Residents aged 50 years and older are the fastest growing 
demographic in the LGA and the LGA already has a higher proportion of elderly residents 
compared to similar LGAs. In 2016, about 21,085 or 6.4% of the population of Central Coast 
LGA required assistance with a core activity, an increase from 2011 where the proportion 
was 5.7%. About 46% of residents requiring assistance were aged under 65. Ageing 
residents and those living with a disability can require housing that is adaptable to their 
needs, as well as a range of specialised amenities and services. 

4 
There is a shortage of low cost rental accommodation. Rental vacancies on the Central 
Coast are at an all time low and social housing has wait periods exceeding 10 years.  
During 2020, residential rental vacancies in the LGA dropped to less than 1%. 
In the 5 years to 2016, the volume of social housing dwellings declined. As of 30 June 2020, 
there were 2,819 social housing applications within the Central Coast, with all housing 
categories at or exceeding 10 year wait periods. 



DRAFT ς NOT COUNCIL POLICY  

 

 P20092 Central Coast Housing Strategy  Existing conditions report   15 of 161  

5 

The current housing stock is not diverse enough to accommodate future demand. 
Housing needs are changing as household mix of the LGA becomes more diverse. New 
arrivals on the Central Coast between 2011-16 were most commonly parents and home 
builders (35-49 years), in the young workforce (25-34 years) and empty nesters and 
retirees (60-69 years). These groups have distinct housing requirements. The high net 
volume of over 50s (empty nesters and lone persons) are likely to drive demand for smaller 
dwellings. Housing stock needs to reflect these trends by providing a choice of housing 
options to the LGAs residents. 

6 
There is a need for smaller more affordable dwellings. One parent families with non-
dependent children were the fastest growing group in the 5 years to 2016 with couple 
families with non-dependent children following. This suggests a growing demand for lower 
cost dwellings suited to smaller households. Yet, most dwellings are 3-4 bedrooms, with 
42% of dwellings report 2 or more spare bedrooms at the 2016 Census. The current limited 
supply of smaller dwellings in the LGA means that some households will be forced to pay 
for a dwelling that is larger than they need, which will contribute to affordability issues. 

7 

Housing design and location needs to reflect changing circumstances as more people opt 
to work from home. Flexible housing design that delivers workspaces as well as catering to 
the needs of a family will be in high demand. Adapting dwelling design to meet 
environmental risks is also vital. Housing will need to be designed and located in a way that 
is resilient to potential new risks posed by changing weather patterns. Well-designed 
medium and high density housing uses land efficiently and can cater for a range of 
household types and sizes. The delivery of these housing types also needs to be matched 
with the expansion of infrastructure to meet the needs of the growing population.  

8 

A growing number of households in the LGA are struggling with housing affordability and 
are living in housing stress. Housing stress is defined by the National Centre for Social and 
Economic Modelling as those households that are both in the lowest 40 per cent of 
incomes and paying more than 30 per cent of their usual gross weekly income on housing 
costs. At the time of the 2016 Census, 34 per cent of very low, low and moderate income 
mortgaged households in the Central Coast LGA were experiencing mortgage stress. 
Amongst renters, the proportion was higher, with 61 per cent of very low, low and 
moderate income rental household experiencing rental stress. 

9 

Maintaining a long term supply of zoned and serviced residential land may require new 
opportunities for housing development to be identified. Reviewing the planning controls 
near key centres could encourage housing development in areas with high amenity and 
good access to jobs and services. Remnant large lot areas near newer centres could be 
investigated for future development. Removing constraints from already zoned land that 
has not progressed to development may also provide additional potential for dwellings. 
Planning controls that encourage dual occupancy and secondary dwellings can allow these 
housing forms to contribute to the housing market while maintaining the low density 
character of much of the LGA. Containing housing growth within the current urban area 
can minimise environmental risks and protect rural and environmental land from the 
impacts of urban development, but there are few opportunities for new release areas to 
the east of the Motorway, suggesting a clear strategy is needed to guide the future 
planning of housing.   

10 

Striking the balance between housing growth and protecting all that is important to the 
residents of the Central Coast will require proactive management and monitoring. 
In providing new housing we can more closely consider the types and volume of resources 
that are required. Smaller housing with more efficient design can also be more sustainable. 
While high density housing requires areas with excellent amenity, opportunities exist 
within existing centres with existing high amenity. Housing that generates an uplift in 
density also presents an opportunity to enhance local and regional infrastructure and 
amenity through contributions from the development. 

 

 

 



DRAFT ς NOT COUNCIL POLICY  

 

 P20092 Central Coast Housing Strategy  Existing conditions report   16 of 161  

80 

 

 

  

INTRODUCTION 



DRAFT ς NOT COUNCIL POLICY  

 

 P20092 Central Coast Housing Strategy  Existing conditions report   17 of 161  

1.0 INTRODUCTION 

Central Coast Council has identified a need for the preparation of a Local Housing Strategy (LHS). This document 

forms the first stage of work, providing an evidence base for the development of the LHS. This report has been 

informed by the Central Coast Local Strategic Planning Statement (CCLSPS) and Affordable and Alternative 

Housing Strategy (AAHS). 

The evidence base has been compiled from existing data sources. It seeks to provide an overview of the 

demography of the Central Coast LGA and establish a baseline of data on housing supply and demand to identify 

current gaps in supply and housing affordability. The report also identified locations suited for housing growth, 

that offer high levels of liveability through access to services, jobs and recreation are considered. The impact of 

current planning controls on the delivery of a future housing supply is also examined. 

This evidence base has been prepared by HillPDA on behalf of Council and will be placed on public exhibition 

before being refined, adopted and submitted to DPIE with the LHS, for review and endorsement. 

1.1 The Central Coast 

The Central Coast LGA is within the lands of the Darkinjung people. The LGA is a large and diverse area spreading 

across 1,681 square kilometres. The LGA It includes a significant urban corridor between Sydney and Newcastle 

and is the third most populous LGA in NSW. The region has historically attracted growth by offering more 

affordable housing options compared to metropolitan Sydney and a desirable lifestyle. These factors have drawn 

residents to the LGA who are mostly looking to raise families or retire.  

Historically, the region has consisted of smaller communities distributed in clusters, some of which have grown over 

the years into more contiguous conurbations, while others have remained dƛǎŎǊŜǘŜΣ ƻŦŦŜǊƛƴƎ ŀ άǎƳŀƭƭ ǘƻǿƴέ ƭƛŦŜǎǘȅƭŜΦ  

The Central Coast has significant natural assets, with well-known beaches and coastal reserves in the east, and 

significant reserves of bushland in the west. A strong open space network has been maintained, along with an 

extensive network of parks and reserves affording residents much greater access to nature than in comparable 

metropolitan LGAs. For these reasons and more, the Central Coast continues to be attractive to potential 

residents. 

Figure 1: Wamberal Beach 

 




























































































































































































































































































