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Figure 7. Domestic visitors to North Coast NSW Region by purpose of visit
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Overall the level of visitation to Coffs Harbour is relatively flat. Any growth is assocated with
increases in visiting friends and relatves. The proportion of people staying with friends and
relatives is the largest group by type of accommodation, followed by hotels, motels and resorts. In
the chart below caravans are represented as being the third most significant accommodation type
followed by rented houses, apartments, flats or units,

Figure B. Domestic visitor nights in lype of accommodalion used om a visit 1o the
North Coast NSW region year ending June 2003
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[nternational tourist visitation to the North Coast NSW region has fallen condecutively over the last
four years, with an average dedline af 2% per year. Conversaly international visiation te HSW as a
whale hias risen slightly at amn average rate of 0,22% over the same pericd. This may be explained
by the growing nurmber tourists spending their vacatitons in the major metropolitan areas,
International tourism in Coffs Harbouwr however, accounts for only & modest market share of 2,553
of Coffs total market.

Figure B. Internatisnal avernight
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The region recedved neardy thres milllion domestic daytrip wisitors in 2005, Whereas the amount of
avarnight visitors is dedneasing in North Coast ares, the reglon sesms Do be growing as &
destination for day trippers, Although, preciss data are lacking, it is plausible to state that Coffs
Harbour attracts an important share of visitors, probably mere than 245 (which s Coffs Harbours
total tourist shara).

On average a domestic daytrip visitor spends approximately $107 per day (2004 data, THA, 2004},
Most popular activities by day visitors are sating ot [(45%:), visiing friends and family {31%:), go
shopping (299%) and going to the Baach (20%:).
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4.1.3 Conferences and Events

Hationally the Business Events Sector has been growing strongly. The National Business Events
Study (NBES) estimated national expandifure in the sactor bo be $17 billien in 2003-04. A study by
Tourtsm Queensland estimated strong growth in the sedor from 1997-98 to 2000-01 of 17% par

Aninum,

Business events are considered high yielding, with average spends higher than for regular tourists,
Whareas business events dominate the convention and events market naticnally, within Coffs
harbaur gowvernment ecents play a larger role.

Coffs Harbour is popular for business travellers, The area has large medern facilities available for
confarences,

4.2  Supply

Attracticns, accommodation infrastructure and convention facilities constitute the primary supply
factors for tourisrn in the Coffs Harbour LGA.

4 2.1 Attractions

Its extensive surf beaches and subtropical climate have seen tourist attraction in Colfs Harbour
traditionally centre on beach activities, Traditionally the role as a banana producer has bean an
iconic fscus for the area, but this agricultural role s in decline,

Hore recently the subtropical forests on the rising Great Dividing Range and varked farm-scapes of
the hinterland and smaller in kand communities are attracting growing recognition for their cuftural
and natural asseis. The village atrnosphere of communities like Sawtell, adventure activities and
thia Solitary Islands Maring Park are among the increasingly recognised "added valge” attractions to
the natural setting and beaches

4. 2.2  Accommodation

Accommodation in the anea is primarily located along the Pacific Highway, with a concentration of
larger hiotels and resoms grouped aland the coastal foreshore north of Coffs Harbour Town Oemtre.
Other accommodation s located in residential communities in accordance with the settierment
patterns and historic dermand for family holidays by the beach.

Hewawar tha steady decling in demand for the traditicnal “location specific” beach holidays has seen
ferw naw resort or hotel developmaents in this area dedine in recent years. As a result the overall
#ock of accarmmodation in the ares could be described as aging.
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The main share [nearly 40%) of holiday wisitors to the region finds accomrmodation with friends
and relatives of owns thelr own holiday residence. They are acoommodabed in the residential
housing stock and thus do not reguire access [o the holiday accommodation market directly. The
remaining visitors are primarily accommedated in the one of the following 4 types of
accormmcdation.

i1 Hetels, mobals and serviced apartmants

% Saeif-contained holiday homes and apartmants
1) Caravan parks and campgrounds

4] Hostels

Hotels, matels and serviees apartmaents

As of Dec 2005 there were 61 hotel, motel and serviced apartment establishments with 5 rooms or
more providing 1629 reoms in the Coffs Harbour LGA, The namber of hotels, motels and sericed
apartmants and avallable reoms has remained nearly constant for some years. In Decembaer 2005
the average takings per night from these rooms was $93.3, Average annual room occupancy rates
have hoversd around 0% and bed ootupancy rates betwesn 35% and 409, Revenue per available
rocm/night has been about $50 and static or slightly falling.

Self contained holiday homes and apartments

Research by 5G5S has identifed a salf contained holiday home/apartmant stock of approximataly
300 wnits or 750 badrooms in smaller establishments in the Coffs Harbour LGA as of Juna 2006,
Under local government zoning these are meant bo be located within 2E zones. However, it is
avident that in seme beachside residential areas nol Zoned 2E, such accommodation was aasily
identified.

The nurnbers of units ientified in each suburb 5 shown in Figure 10, The suburbs with the highest
concentration of self-contained accommadation were Sawtell, Park Beach, Sapphire Beach and the
Coffs Harbour Jatty area.
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Figure 10, HNumber of Sell conlainad hollday housas and uniis by suburb
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Rental rates vary seasonally with high season rates about twice low season rates. The lowest cost
of rantal for a 5-day week was $200 for & twe-bedroom house in Redreck in July, while the highest
was $5500 for a 3-bedroom beach house at Sapphire beach pwer Christimas. Tha average
advertised cost of rental for all proparties for a 5 day week is $730 in the low season and 1460 In
the high seasen. A comparisan of rates by suburb ks shawn in Figure 11,

If thasa rates are taken to provide an average of 2.5 rooms, thay provide a revenus per et room
comparable to hotels and motels. This is in spite of lower levels of servicing provided. In part this
can be poounted for by Ehe abllity of visibors te caber for their own meals reducing food costs
companad o restaurants. However, overall if suggesis a relatively strong appeal for this form of
accormmcdation especially for longer stays.
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Sapphire Revort

Figure 11. Average 5 day rental ($) fer high and low season by suburb
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Source; SG5 review of holiday unit afferings

Sapphire beach dearly has the premium rental properties in this sectar. While it dees nat have the
wvolurme of units an offer, the higher rates mean that this area attracts about the same takings as
the more numarcus unigs in either Sawtell or Park Beach, assuming cooupancy rates are similar,

& survey by ABS in 2003 of 5 real estate agents or letting agencies feund 200 units available. That
survey showed an average annual cccupancy rabe of 44%, significantly kower than for hobals in the
same yaar. Average takings par occupled unit par night were also lower at $93 compara bo $103
per occupbed room per night for hotels in the sarme year. The more recent and more complete
sureay by SGS5 suggests strong increases |n rates as wall as growth In units in this sector. Tha SGS
survey did not determing ocoupancy rates.

Discussions with agents made it clear that the holiday property réntal market may be quite Muid.
AL thia presant time demand has weakenad, [t was reported by agents interviewad that a nambar
of units have recently been withdrawn for rental from one of the larger complexes (Aqualuna) as
returns bo investers have been paar. Al the same time, other establishments are releasing
additianal units te the market, seme prévicusly consiructed with the inbentian 0o Sall B owner
occuphars or investors for long term rental.

Praduct is made available to the market or withdrawn according 0o the relative dernand for
accomemcdation for haliday use er for permanent eccupation, In some cases owners withdraw the
proparty from tha rental market altegather for their own use or that of a family membser or
associate. Some agents expressed litthe concern about the appropriateness of zoning for holiday
rental properties. There |8 ne registration or licensing required for holiday rentals in Coffs Harbour.
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Caravan Parks

There are 21 caravan and campground establishrments with a combined total of 2972 sites. Sites
incluce gnsite vans, powensd sites, un-pewerad sibes and cabins,

Caravan parks have & higher nominal capacity than the hotels, and beoked & greater purmber of
site nights than hotels did room nights, However, akings per site are only about 20% of takings
par room, 5o the sector contributes less to the accommedation sector turnover than hotels.
However, spending in the local economy may nat be o greatly different for these visitors.

Hostels

Az of December 2005 the ABS had identified 4 hosted establishmaents in the Coffs harbour area
affer & cornbined total of 301 bed spaces.

A5 caravan parks and hostels have limited relavance to the project site and proposad developmant,
they are not considered In more detall.

4. 2.3 Convention Facilities

Caffs Harbeur has a significant regianal profile as & conference destination:
For many years Colfs harbour has represented the mast significant suppdy of conference
facilities belween Srishans and Sydney, making it ane of the largest conference markets in
nan-matropolitan NSW. It 5 estimated thal there ave arownd 153, 300 delegate days at
mgahing and confareces in Colfs Harbouwr.
Preliminary Feasibility Study for a Convention Centre in Coffs Harbowr, AEG group, Jan 2006

The Coffs Coast Conferendng web site indicates that there are 12 conferente venues available in
the Coffs Coast regicn, A report by the AEG Group, Frelminany Feasibiity Stuay for a Convention
Centre in Coffs Harbowr lists details of nine venues in Coffs Harbour,

The destination 5 rejarded a5 an experienced convention host, with a conference support bureau
assisting organtsations seaking to hest a conferance in the reglon.

Mestings and conference facilithes in Coffs harbour are concentrated in the reglon's major hotels
and resorts, particularly in the northern suburbs of Coffs Harbour, They range in maximum
capacity from 100 o 1000 persons, but banguaet capacity Is limited to about 750 for the largest
venue, The Coffs Harbour Ex-Services Club has the largest venue in Coffs Harbouwr. It & reported to
e planning & refurbishment of it existing avditorium, and an expansicn 1o Inconporale more,
srmallar masting resms,

There it no large, purpose built, dedicated conference centre in CoMs harbour capable of larger
oonferances with a main hall seating up be 1200. & preliminary feasibility study indicated that it
would take five years for such a large dedicated convention centre to become cash flow positive,
and that it would not make a return on the initial capital investrment on & discounted cash flow
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basis, However, performance would be comparable to or better than other regional conference
CRATNeS.

The Pelican Baach Rasort ks in the smaller end of the range, with a maximum capacity of about
250, However, over 909 of Coffs Harbour events would be under this number. According to the
feasibility study, the Pelican Basch Resort caplures alboul 9% of the events and 3% of the total
delagates, This partly raflects the smaller venue size i§ offers buk also the nature of events it can
attract given the limited accommaodation on site (112 rooms avallable if fully booked),

4.2.4 Awvailable land area for tourist use

Land zened ZE is provided Do enable and encourage bourism developrient in a reskdential rone
satting. It is essentially a residential zone that is designed o permit towrist accemmedation and
andillary activities, generally in areas recognised as having eithar historic use In this way or access
to beachfront or parks and reserves that have identified touris? appeal.

The total land area zoned 2E is 391.1 hectares. This land is located primarily along the Pacific
Highway, with relatively more betwesn the highway and the coast. Natably large concentrations
otcur at Park Beach, Sapphire Baach (north of the subject site), and Sandy Beach in the north of
the LGA. Thia land zoned 2E is shown in Figure 12

At 4 hectares, the subject site represent about 1% of the total 2E zone land. However, it
represents a more significant part of the 2E land with cdose waterfront access, aboul 5% of the
lemghh of 2E zone that directly addresses the coas,
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Sapphire Resort  Economie impact Assessmant

Figure 12. Land zoned 2E in Coffs Harbour LGA
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Tourism activity it not restricted to the 2E with many other areas permitting tourist development to
some extent, These are summarnised in Table 4 below. In particular some form of Dourism activity
£an ecour in mest Rural, Residential or Business zones, with Business Zones permitting essentially

the same range of teurism developmant as the 2E zona.

Table &,

14 Agriculture
18 Rursl Fving

24 Fesidential
28 Residential
2C Rasidantial
20 Residential
LE Residential

A Business
38 Businaess
3T Busimass
3D Business
3E Businass
3F Business
3G Business

44 Ingusirial
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Source: Coffs Harbous Local Erveironmiantal Plan 2000

Given the scope permitted for tourist development, the loss of 1% of the ZE zone is unlikely to be

wonsequential to the future potential development of the tourism industry in the LGA

4.3

The reom ctcupancy rate in Coffs Harbour for hotels, mabels and serviced apartmants with five
Facims of more was 63.6% fof the December quarter 2005 (see figure below). This compares with
an oocupancy rate of 55,.5% in Morth Coast NSW tourist region and 6§1.8% for MSW in total (ABS7,

2008].

Performance

Tourist Accommodation, Australia, Dec 2005
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Sapphare B

Figure 13. Decupancy rales in molels, holels and sarviced aparimanis (in W)
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Thi stcupancy rate for self contained haliday houses and units for December guarter period was
62.1% In Coffs Harbour and 46,6% In ths entive North Coast NSW tourksm region’.

The sotupancy rate for hotels, motels and services spartments varkes widely In Coffs Harbour
between high and low season. The June guarter, Coffs’ bow season, showad An occupandy rate of
£9.9%, while during the annual high saason, the March guarier, soocupancy rabe equalied 54,39

Over the last few years, from 2003 to 2004, occupandy rates showed an ordery and stable pattern
in Coffs Harbour, Also, the numbaer of reoms in hotels, motels and apartments shows a stable
developmaent; the numbaer of rooms s and stays around approximately 1,540 rooms®. The figure
bedaw shows the occupancy rates for Coffs Harbour from 2003 to 2004 compared to the total
supply of roams. The nurmber of rocms is an index for which March quarter 2003 |8 ranked as 100,

) Cirpe ARS, BS TRIS5001 Dec 2005 Touwst Accrormmoclefion, Soall Area Data, NS
4 i B inchiaclens all siupgliars thnl offes L5 o srore et Date Eoen 2005 ahd ormeanes s it For
wipphars Wil 5 o oF mione, & onl of L OB10 o, PBecaine of Chis mcomihtency i iTassssnent, deta o

FO0% e ot oomparnble Eo previoos. yeors
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Figure 14. Decupancy rales {in %) and index of rooms in holefs, molels and
sErviced apartmeants (Mareh 2003 = 100) in Calfs Harbour, Z003-2004
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In all, compared to Its surrounding region and NSW a5 a whole, occupancy ratas are relatively
srang in Coffs Harbowr. Whike bouriem demand has stabilised, the supply of socommodation
responded accordingly.

4.3.1 Coffs Coast Tourism Strategy

Currently many of the dated hotels and motels with too much capacity are struggling for market
share through karge signs with discounted recm rates. This approach does nol generate mare
traffic to tha ragion and |5 not a firm foundation for & reinvigorated and prosparous bournism
industry. Broadly thers has besn no growth in the sectors served by traditional hotels and motels,
and modest grawth i mone bautigue accommodation. [t s harder bo track performandea in the
haliday rental market as if s fragmented, Nuid and less consistently decurnented, Howaver it
appaars to have exparianced some growth,

Discussions with the Cowncll Tourism and Economic Doevaloprment officers indicated thak tha
preferred approach for tourism in the region i o encourage & greater emphasis on yield rather
ihan just visiler nurmbers. Promation has fecussed mone prominently on niche, high value offerings,
both accomrmodation and attractions in an attempt to shift the perception of the region from mass
market to up rmarket. [t also sesks to broaden the scope of activity and attractions that the market
expects im Coffs Harbour. In deing this, the strabegy s seeking bo add new market segmenis not

praviously attracted,
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The success of this strabegy i more likely by depend on new and different product types than
traditional rescrts such as Pelican Beach. While there i likely to be & conlinued robe for
establishments of this type, they are likely te play a declining part in the cverall tourist mis, Higher
quality options may provide litthe added voluma but substantial gains in yield bo the sector,
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