
Department of Planning, 
Housing and Infrastructure

Nowra City Centre
Strategic Roadmap
November 2025



Acknowledgement 
of Country
The Department of Planning, Housing and Infrastructure 
acknowledges that it stands on Aboriginal land.

We acknowledge the Traditional Custodians of the land, and 
we show our respect for Elders past, present and emerging 
through thoughtful and collaborative approaches to our work, 
seeking to demonstrate our ongoing commitment to providing 
places in which Aboriginal people are included socially, 
culturally and economically.

Artwork by Kyara Fernando Dunghutti (Dhanggati)



Contents

Overview� 4

Our guiding vision for Nowra’s future� 5

The Strategic Roadmap� 6

Task 1: Identifying the right planning solution� 7

Available planning pathways� 7

Challenges to development feasibility� 8

Moving towards action� 8

Task 2: Working across Government, industry�
and community to deliver Nowra’s future � 9

Focus area 1: Transport � 10

Focus area 2: Branding, perception and activation� 10

Focus area 3: Bringing forward investment� 10

Next steps for delivery � 11

Next steps� 13

Published by NSW Department of Planning, 
Housing and Infrastructure

Nowra City Centre Strategic Roadmap

First published: November 2025

Acknowledgement is given to Shoalhaven 
City Council for its collaborative approach to 
the development of this document, and their 
contribution to strategic planning and advocacy 
for Nowra’s role on the South Coast of New South 
Wales (NSW). 

© State of New South Wales through 
Department of Planning, Housing and 
Infrastructure. Information contained in 
this publication is based on knowledge 
and understanding at the time of writing, 
November 2025, and is subject to change. 

For more information, please visit 
nsw.gov.au/copyright

Image on front cover: Looking over the 
Shoalhaven District Memorial Hospital and 
the Shoalhaven River.

http://nsw.gov.au/copyright


The Strategic Roadmap for the Nowra City Centre 
has been developed in response to Action 2 of the 
Illawarra Shoalhaven Regional Plan 2041 (Regional 
Plan) to set a vision, identify actions and guide 
inter-agency and inter-government collaboration. 

This action includes the Strategic Roadmap, 
a background paper on the case for change, 
drawing from the current context of Nowra 
City Centre, and the Astrolabe Report, which 
highlighted initial analysis of the underlying 
factors influencing investment in Nowra.

Building upon existing land-use, transport and 
economic priorities, as well as the future context 
of the region, the Strategic Roadmap will help 
grow Nowra as a regional centre. 

This Strategic Roadmap details two core tasks, 
where Shoalhaven City Council will lead with the 
NSW Government’s support. Each task contains 
a series of actions in the short term to build the 
foundations for Nowra’s future. 

Many variables will impact on the delivery of 
outcomes, and actions will need to be evaluated 
and recalibrated over time. Underpinning the 
Strategic Roadmap is the need to:

1.	 incentivise the provision of housing and 
employment uses within the City Centre

2.	 contribute towards land-uses and levels of 
density to support a functional and feasible 
active and public transport network

3.	 encourage diverse uses to attract people into 
the City Centre across the day and week, and 

4.	 provide opportunities and incentives for 
institutions and commercial anchors to locate 
or relocate to the City Centre.
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Figure 1: Components of the Action 2 of the Regional Plan

4



Our guiding vision for Nowra’s future

Nowra; the coastal capital, and regional economic 
powerhouse of the Shoalhaven. Anchored by defence, 
aviation, technology, health and education businesses 
and institutions, it is a much loved hub for culture and 
recreation, with places and experiences for everyone.

Overview

To achieve the vision, the focus will be on coordination and land use planning 
responses that promote:

	• increased development diversity (including affordable and social housing) 
concentrated around rapid and reliable public transport with safe, walkable 
streets connecting key destinations

	• events, activation and great places that builds upon and promotes Nowra’s 
distinct identity and rich cultural history

	• the growth and attraction of new and existing institutions and businesses 
to support economic growth and expand people’s ability to live, work and 
access essential services within the City Centre.
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The Strategic 
Roadmap

Previous local 
strategic planning

Strategic planning to guide the future of the City Centre was led 
by Council between 2006 and 2011. The resulting Nowra-Bomaderry 
Structure Plan (2006), Nowra CBD Urban Design Master Plan and Chapter 
N8 of the Development Control Plan (2011-2017), and Nowra CBD 
Revitalisation Strategy (adopted in 2014, last reviewed in 2024) outlines 
the longstanding aspiration for the city. 

Nowra CBD 
Revitalisation 

Strategy Committee

The Nowra CBD Revitalisation Strategy Committee was established in 
2014 to support the realisation of the masterplan and delivery of the 
Nowra CBD Revitalisation Strategy. The Committee has worked closely 
with Council to deliver improvements to the City Centre.

Illawarra Shoalhaven 
Region Plan 2041

In 2021, the Illawarra Shoalhaven Regional Plan 2041 was released, 
identifying Action 2 to prepare a Strategic Roadmap for Nowra City 
Centre and highlighting Nowra as an important Regional Centre. 

Nowra City Centre 
Planning Pathways 

Report

As a first step towards delivering Action 2, Astrolabe Group was 
commissioned to undertake analysis of the factors impacting 
development activity within the Nowra City Centre.

Strategic 
Roadmap

This document, alongside Appendix 1 – Nowra City Centre Background 
Paper and the Nowra City Centre Planning Pathways Report reflects the 
completion of Action 2 of the Illawarra Shoalhaven Regional Plan 2041.

 The next 2 steps are outlined below.

	• Task 1 
The Strategic Roadmap, supported by Appendix 1 – Nowra City Centre 
Background Paper focuses on Council with support from DPHI 
identifying clear land use planning and approval pathways and 
removing planning barriers to increase residential development.

	• Task 2 
Focus on how Council can guide decision-making around 
infrastructure and services. The following priorities, among others, 
will be considered by Council and NSW Government agencies in their 
planning activities:

	– leverage investments in Nowra Bridge, Riverfront Precinct and 
Shoalhaven District Memorial Hospital 

	– improve connections between the Nowra Bridge, Riverfront 
Precinct, Hospital and the commercial area 

	– understand Shoalhaven District Memorial Hospital’s opportunities 
for expansion or complementary surrounding land uses.
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Task 1: 

Identifying the right 
planning solution

Building on the strategic planning undertaken 
by Council for Nowra City Centre, planning 
solutions need to focus on delivery . This may mean 
fine- tuning planning controls, considering new 
building types and sizes, and being more flexible 
in approach.

Engagement undertaken with Council, industry and 
other local stakeholders has indicated confusion 
about what planning pathway would be best suited 
to new development. It was also noted that there 
are several challenges with the current planning 
system that is impacting on development feasibility.

Available planning pathways
There are several available planning pathways which can be utilised. 

Development applications 

	• can be lodged to Council seeking 
approval for land uses permitted 
under the predominantly 
Commercial Core and Mixed Use 
zoning within the City Centre. 
The maximum building heights 
currently range from between 
12 m and 20 m, enabling buildings 
between 3 and 5 storeys. 

	• there are alternative application 
pathways available for 
development which can meet 
certain criteria to classify it 
as ‘state significant’, which 
would then be assessed by the 
Department of Planning, Housing 
and Infrastructure (DPHI). 

State significant rezoning pathway

	• is where the Department 
leads or manages the 
process where an LEP 
amendment is not suitable 
due to the scale, complexity 
and strategic importance of 
the site, however, it operates 
in a similar way to amending 
an LEP. 

Amending the Local Environmental Plan (LEP)

	• is utilised when there is strategic 
merit to amend the permitted 
land uses of a specific area or to 
change the planning controls that 
limit the size and format of new 
development.

Housing Delivery Authority (HDA)

	• provides for development 
proposals to be nominated 
for a new State Significant 
Development pathway, with 
the option of a concurrent 
rezoning process. This 
provides the aim to remove 
the sequential process of 
amending a LEP, followed 
by the lodgement of a 
development application, 
expediting the planning 
process.
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Challenges to development 
feasibility
Appendix 1 highlights ‘Residential development 
within Nowra City Centre under the current 
planning controls does not meet industry 
expectations for returns on investment.’ This may 
mean that some of the pathways mentioned on 
page 7 may be more or less likely to lead to new 
development in the short term. 

Feedback from industry has suggested that 
increases to maximum building heights could 
increase development feasibility in Nowra City 
Centre. However, it is recognised that a blanket 
increase to height controls:

	• could unintentionally increase land prices 
and may not result in development being 
more feasible, and

	• could lead to increased speculation of 
a site’s development potential, without 
leading to development occurring. 

Development feasibility, generally speaking, 
is influenced by a range of market factors at 
the specific point in time that a development 
is proposed to be planned, commenced 
construction, and then sold to the market. 

While factored into the financial planning of 
development, delays to planning processes, 
ready access to construction materials, workforce 
availability and risk based lending from the 
banking sector, among other factors, can all 
add or vary the cost of development. 

There is a broad intent to increase the 
development potential of Nowra City Centre, 
acknowledging its potential for high density jobs 
and housing growth.

Moving towards action
The NSW planning system can be complex, 
including multiple stages of identification, 
assessment and approval. However, there are also 
a range of planning levers and controls which can 
be applied at the discretion of Council, or through 
the above processes by the development industry. 
Where strategic planning has already been 
completed, the planning system should be able to 
provide greater certainty for industry to reduce 
the risk of investment, especially when it delivers 
a desired land use and building type, and exhibits 
design excellence. 

Identifying the most effective and efficient 
planning pathway for Nowra will provide the 
agility for the market to respond quicker to the 
factors influencing development. This means we 
could increase the amount of proposals that are 
‘investment ready’ and could see greater levels 
of investment in the City Centre aligned with 
Nowra’s vision.

To determine the right planning pathway, the 
following actions will be explored by Council 
(with support from the NSW Government):

	• Test and evaluate the maximum achievable 
height of building in Nowra City Centre, noting 
development may not reach these heights and 
are dependent on the market factors of the day

	• Identify key sites, that are the best locations 
for catalyst development, which can have 
capacity to provide ideal levels of housing mix, 
tenure models, as well as ongoing employment 
generating activities (such as commercial and 
retail development)

	• Identify where development needs to be 
staged or requires coordinated infrastructure 
investment, including what local development 
contributions need to be provided by industry 
and when upgrades in transport, open space 
and enabling infrastructure needs to be 
delivered. 

Encouraging more people to live in City 
Centres creates vibrancy and activity and 
means people live closer to where they work. 
With this comes a need to renew and revitalise 
the public domain, create better access to 
open space and cultural facilities, and bolster 
the urban lifestyle including a night-time 
economy. 

Task 1: Identifying the right planning solution
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Task 2: 

Working across 
Government, industry 
and community to 
deliver Nowra’s future 
Fundamental to the success of Nowra City 
Centre is the cooperation between all levels of 
government and industry. Council is best placed 
to play a strong role in advocating for, and 
driving the success of Nowra. 
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The background paper highlights the importance of a holistic approach across three focus areas.

Focus area 1: Transport 

	• Initiative 1: Making improvement to the regional and local transport network – Improving 
the accessibility, reliability and functionality of transport services in Nowra will be integral to 
achieving the vision for Nowra City Centre, focusing on making it easier and safer to get to, 
from and move within the City Centre.

Focus area 2: Branding, perception and activation

	• Initiative 2.1: Shaping the economic identity of Nowra – Nowra City Centre can build on its 
important history, unique characteristics and potential areas of industry specialisation to 
solidify and communicate its identity.

	• Initiative 2.2: Growing Nowra’s role as a regional destination – Experiences, activities, and 
physical place-based elements in the City Centre, alongside effective promotion, will be 
integral to building Nowra’s identity under the roadmap’s vision.

Focus area 3: Bringing forward investment

	• Initiative 3.1: Understanding operational requirements and promoting partnerships – 
Nowra has a strong presence of institutions and government agencies (such as the University 
of Wollongong, the Illawarra Shoalhaven Local Health District and Service NSW) that service 
the wider region, with potential for a greater presence of these within the City Centre. Bringing 
more government and non-government institutions, housing and commercial anchors into the 
City Centre will provide benefits for the whole community.

	• Initiative 3.2: Coordination between government agencies – Commitment and cooperation 
from all levels of government can support Nowra City Centre’s evolution to achieve the vision. 
While private development plays a significant role, government-owned assets can be used in 
innovative ways to bring people into the City Centre.

Task 2 Working across Government, industry and community to deliver Nowra’s future

Regardless of any form of proposed growth in 
Nowra City Centre, there is a need to address these 
current challenges which will continue to impact 
the quality of life of current and future residents, 
workers and visitors. 

Continued engagement and coordination between 
Shoalhaven City Council, the Australian and NSW 
Government, industry groups and the community 
is required.
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Next steps for delivery 
Each agency has a role to play to support the 
activation of Nowra City Centre. Funding sources, 
timing and responsible ‘coordinator(s)’ will be 
considered further following public exhibition of 
the Strategic Roadmap.

Shoalhaven City Council
Council has a strong role as a leader, advocate 
and contributor towards Nowra’s vision. It is best 
placed to make decisions that respond to the 
needs of current and future communities, and can 
do so by building on already completed strategic 
planning work.

Planning Priority 4 of Council’s Local Strategic 
Planning Statement (LSPS) focuses on enhancing 
outcomes for Nowra City Centre. Building on the 
activities and actions in the LSPS, Council can 
play a strong role in:

	• developing a branding and marketing 
strategy for Nowra,

	• exploring opportunities for new Council offices 
to be integrated with community and education 
based facilities and mixed-use development in 
the City Centre as a demonstration of design 
excellence and a catalyst for revitalisation, 

	• actively pursuing industry or institutional 
partnerships to deliver catalyst development 
projects on key sites within the City Centre, 

	• engaging with existing institutions, businesses 
and industries (such as creative industries and 
innovative start-ups), that have a presence 
outside of the City Centre to understand what 
requirements or incentives would encourage 
relocation of their institution or some of their 
functions into the centre, and

	• establishing a city-wide approach for how 
new development, businesses and services 
embed Country-forward thinking, drawing 
from the Government Architect NSW’s 
Connecting with Country Framework.

Additional work will be required to partner 
with NSW Government agencies, particularly 
Transport for NSW (TfNSW) to increase and 
improve the experiences of people walking and 
cycling or using public transport by planning for 
new infrastructure. This may include new park 
and ride facilities to leverage rapid transport 
systems, consolidation of car parking to provide 
greater vibrancy and activity across key sites, 
and deliver new connections between the city 
and the riverfront. 

Department of Planning, Housing and 
Infrastructure
The Department of Planning, Housing and 
Infrastructure (DPHI) can provide support to 
Council and other NSW Government agencies to 
identify the land-use requirements for the future 
population growth and the desired industries that 
should be located in Nowra. This can build on task 1 
(pages 7–8).

Agencies such as Homes NSW and Landcom 
will be important partners alongside DPHI to 
understand the development pipeline in Nowra, 
and will need to ensure that the planning 
framework and rollout of infrastructure can 
accommodate the planned growth, alongside 
a desired built form.

As DPHI have played a role in the administration 
of the Nowra Riverfront Advisory Taskforce, 
continued engagement between DPHI, Council 
and other NSW Government agencies will be 
required. This should be focused on increasing the 
provision of key worker housing, and growing the 
24 hour economy in Nowra, and its influence on 
surrounding areas.

Australian Government
The Shoalhaven is an important strategic location 
for the Australian Government, with a strong 
skills base and links in the defence industry at 
HMAS Albatross and HMAS Creswell.

Jervis Bay Territory (approximately 30km south 
east of Nowra) also has close connections to the 
City Centre with services provided by Council as 
well as the ACT and NSW Governments, and the 
Wreck Bay Aboriginal Community. 

With strategic interest from the Australian 
Government, there could be strong opportunities 
for all levels of Government to work together 
on the vision for Nowra under the Strategic 
Roadmap, ensuring that community services are 
efficient and consistent, industry is productive, 
and Nowra’s role as a destination and an activity 
centre is promoted.

Task 2 Working across Government, industry and community to deliver Nowra’s future
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Department of Primary Industries and 
Regional Development
Tasked with regional development, the Department 
of Primary Industries and Regional Development 
(DPIRD) are well placed to support Council to grow 
the core services and office spaces available in 
the City Centre in conjunction with industrial and 
operational land use requirements provided in 
South Nowra. 

This will mean DPIRD and Council working with 
institutions such as the Commonwealth Department 
of Defence, Defence Housing Australia, Service 
NSW the Illawarra Shoalhaven Local Health District, 
the University of Wollongong and other tertiary 
education providers to better understand their 
operational requirements and how to grow their 
investment in the City Centre. 

Other partnerships between NSW Government 
agencies, Council and Regional Development 
Australia could also be pursued to identify and 
deliver infrastructure required to attract and 
support regional scale events.

Transport for NSW
TfNSW leads the development of safe, integrated 
and efficient transport systems across NSW. 
Investing recently in the new Nowra bridge project 
and progressing investigations into future bypass 
options of Nowra, TfNSW have a strong role to 
play in the future of Nowra City Centre. As noted 
in Initiative 3.1 (page 10), the transport network 
influences the communities ability to access well 
located homes, jobs and services in our regional 
areas. 

As part of any major transport investment into 

Nowra, delivering new and upgraded walking 
and cycling infrastructure across Nowra will be 
important, responding to stakeholder feedback 
received as part of TfNSW’s Movement and Place 
process for the bypass investigations and Active 
Transport Strategy. 

Working with Council, TfNSW will need to focus 
on confirming the preferred and most efficient 
solution to reduce congestion on the state road 
network, including to test:
	• an appropriate route for a future bypass that 

balance transport considerations and minimises 
impacts on existing communities and the natural 
environment,

	• options to upgrade the existing Princes Highway 
and East Nowra Sub-Arterial, 

	• expanded bus services between settlements 
and regional cities, and

	• walking and cycling solutions for short trips.

In this context, looking at potential flow-on projects 
relating to the future of the Princes Highway, 
repurposing of the historic Nowra bridge, and 
promotion of alternatives to private vehicle use 
will be an ongoing priority. 

NSW Health
As a major employer and asset owner in Nowra, the 
Illawarra Shoalhaven Local Health District, as an 
arm of NSW Health will have a role in supporting 
equitable access to health care in the region. 
Council will work with the District to understand 
their operational needs into the future and 
develop a shared vision for the area surrounding 
Shoalhaven Hospital, and promote key worker 
housing opportunities.

Task 2 Working across Government, industry and community to deliver Nowra’s future
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Next steps Council will lead the delivery of the Strategic 
Roadmap with support from the NSW Government. 

In delivering this Strategic Roadmap, Task 1 will 
progress over the next 6–12 months, and in this 
period, DPHI will support Council in prioritising, 
sequencing and confirming funding sources for 
desired actions under Task 2. 

For more information, please visit:  
www.planning.nsw.gov.au/plans-for-your-area/
regional-plans/illawarra-shoalhaven-regional-
plan-2041/making-it-happen
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