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Appendix 2: Council processes that have informed the 
strategy 
 

Purpose of this appendix 

The process for developing the draft strategy has included a number of steps focused on the 
provision of future urban housing in Byron Shire. This appendix summaries the process that 
we took in looking at important issues like the suitable land, affordable housing, ageing of 
our population and the character of our local towns and villages. The following diagram 
summaries each step.   
 
A2.1  Preliminary Draft Residential Strategy and Housing Needs 
A2.2  Housing affordability Initiatives  

a) Housing summit  
b) Expression of interest affordable housing  
c) Housing roundtable  
d) Housing challenge 

A2.3  Residential Strategy charrette  
A2.4  Shaping our Neighbourhoods 
A2.5  Council resolutions  

 

 



 

 

Preliminary Draft Exhibition 
August 2016 

Housing needs & Land suitability 
Mapping 

Outcome: more accurate analysis 
required around supply and demand 

Housing summit 
February 2017 

Outcome: Set of actions:  
Res17-260  see Table A2.1 at end 

of section  

Targeted community engagement 
June 2017 (ongoing) 

Outcome:  Work with local guidance 
groups to capture the desired future 

residential  character 

Expression of interest for 
accessible housing project  

Late 2017 (ongoing) 
Outcome: interested landowners, 
Partnerships are forming (private, 

public, local government, Non 
Government Organisations) 

Housing roundtable  
July 2018 

Outcome:  Set of actions & residents 
embracing alternative solutions to suit 

the Byron lifestyles  

Charrette  
Nov 2018 

Outcome: Agreed on priority housing 
policy and principles to underpin the 

strategy 

Shaping our Neigbourhoods 
April - May 2019 

Outcome: All of community feedback on 
elements that contribute the residenital 

characrer of our towns and villages 

Our housing challenge 
May 2019 

Outcome: Explored new housing 
models that may be appropirate as 
part of the local solution to housing 

Draft 
residential 
strategy 

We invite you to go on line for more information on: 
 Residential strategy - https://www.byron.nsw.gov.au/Services/Building-development/Planning-in-

progress/Residential-Strategy  
 Housing Affordability Initiatives - https://www.byron.nsw.gov.au/Community/Supporting-

communities/Housing-Affordability-Initiatives 

https://www.byron.nsw.gov.au/Services/Building-development/Planning-in-progress/Residential-Strategy
https://www.byron.nsw.gov.au/Services/Building-development/Planning-in-progress/Residential-Strategy
https://www.byron.nsw.gov.au/Community/Supporting-communities/Housing-Affordability-Initiatives
https://www.byron.nsw.gov.au/Community/Supporting-communities/Housing-Affordability-Initiatives
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A2.1 Preliminary draft Residential Strategy  
 

A Preliminary Draft Residential Strategy (PDRS) was exhibited in late 2016 (under Res16-
422). This exhibition highlighted the importance of future housing provision Byron Shire and 
ensuring that land is suitable for residential pruposes, particulary new release land. 
Documentation comprised: 

- Preliminary Draft Residential Strategy (updated to the Residential site suitability 
analysis document 

- Housing Needs Report  
 

As part of the housing need analysis consultation was undertaken in 2015 with targeted 
groups of stakeholders including real estate agents, developers, town planners working with 
local developers, researchers, social housing providers and providers of accommodation for 
older people. A summary of target consultation findings is contained at the end of this 
appendix: Table A2.2. As part of Phase 2 of the needs project, a separate Pilot Group 
workshop consisting of Council development assessment and planning staff, local planning 
consultants and developers was convened to test the draft recommendations. The feedback 
from this consultation provided a platform of issues to inform the strategy: 

- Supply and demand: compared to demand, land and housing supply is low 
- Affordability: housing affordability is an issue impacting some community members, 

particularly people on low incomes young people, families and older people 
- Community perception: (a): There is a community perception that smaller lot sizes, 

and attached dwelling types negatively impact an area. There is a stigma associated 
with social housing, particularly as a result of the way some of this housing product 
has been built (in clusters) and managed (poorly maintained), which makes it difficult 
to argue a case with the community for its expansion. There is also the perception 
that more diverse housing products will adversely affect the character and 
attractiveness of the region 

- Community perception (b): There is a perception that the Byron Shire Council is not 
(or has not been) supportive of new development, that the process of gaining 
development approvals is difficult and time consuming, and that development is 
expensive in comparison to other areas. 

- Regulation: Planning, development regulation could be reviewed – rules regarding 
development (minimum lot sizes, secondary dwellings required), infrastructure 
charges/development contributions, height restrictions/CBD, flooding - could be 
further explored to consider opportunities to encourage diversity of product and ease 
cost. 

- Development proposals: Achieving a diversity of dwelling types is impacted by 
developers and builders preferring to deliver generic, tested, cheap and easy 
developments, and the market/community perception of different dwelling types 

The exhibition sought not only to to inform the community about the content of the PDRS but 
also gather views and opinions to assist in the development of a final strategy. Over 240 
submissions were received covering a range of issues. A summary analysis of submissions 
can be found on Byron Shire Council’s web site Residential Strategy Supporting Information 
at: https://www.byron.nsw.gov.au/Services/Building-development/Planning-in-progress/Residential-
Strategy 

Common themes in the submissions were: 

https://www.byron.nsw.gov.au/Services/Building-development/Planning-in-progress/Residential-Strategy
https://www.byron.nsw.gov.au/Services/Building-development/Planning-in-progress/Residential-Strategy
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- providing opportunities for local communities to develop a shared vision for their 
neighbourhood and inform the development and growth of their local area, whilst 
aligning with the strategic needs and priorities of the wider community 

- working to deliver improved  housing choice, diversity and equity.  
 
These messages were supported in the Department of Planning and Environment 
submission that encouraged Council to consider “including detail in the draft Strategy to help 
inform the community and allow them to participate fully in the future direction of Byron 
Shire”.  
 

A2.2 Housing affordability initiatives  
 
a) Housing summit  

To help better understand opportunities to improve improved housing choice, diversity and 
equity a Housing Summit was hosted in February 2017. Acknowledging that whilst Byron 
Shire is a prosperous area for some, there are people who are at risk of homelessness or 
looking at a future that does not include home ownership. This summit was designed to 
shine the spotlight on the unique challenges in the affordable housing sector. 

The Housing Summit bought together stakeholders from government, housing providers, 
private industry and community to look at current policies, development practices and 
programs for housing and to look at what could be done differently to improve the availability 
and supply of housing in Byron. 

b) Expression of interest for affordable housing 

Out of the Housing Summit an action plan was developed and presented to Council. In 
response to the action plan, Council resolved (Res 17-643) to call for Expressions of Interest 
(EOI) to invite landowners to submit affordable housing proposals for land in Byron Shire in 
late 2017. A positive response was received resulting in Council supporting the progression 
to a more detailed consideration of a number properties in the urban areas of Bangalow and 
Mullumbimby. This work is still progressing as part of what is referred to as the ‘Accessible 
housing project’. Appendix 5 contains the principles that underpin the Accessible housing 
project.  

c) Housing roundtable 

The Byron Housing Roundtable convened in July 2018 was a follow up to the 
successful Byron Housing Summit held in 2017. The purpose of the Roundtable was to 
discuss where Byron Shire is now 18 months on from the Summit, and where does it need to 
be to further support and deliver affordable housing outcomes for the community. 

The Roundtable was arranged to look at the following themes:   

- Housing types and models 
- Tenure types and security 
- Planning enablers and barriers 
- Finance and investment models 

 

Council is continuing to work on the four action categories agreed on the day to address 
housing needs in the Shire: 

https://www.byron.nsw.gov.au/Community/Supporting-communities/Housing-Affordability-Initiatives#HS
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- Legal / governance - Structures 
- Development opportunities 
- Planning/policy reforms 
- Communication/education  

 
 

d) Our housing challenge  - Local Communities, Local Solutions 

Our housing challenge held in May 2019 headlined with three of Australia’s experts in the 
field of affordable and social housing. Peter Mares (author of No Place Like 
Home:  Repairing Australia’s housing crisis), Tim Riley (Founder – Property Collectives) and 
Dr Kathleen Flanagan (Deputy Director of Housing and Community Research, University of 
Tasmania) addressed the forum providing their insight into housing affordability. 

A2.3 Residential Strategy charrette  
 
A charrette was held on 2 November 2018 to inform the preparation of the draft strategy.  
The charrette was an intensive planning session where community, councillors and others 
collaborated on a vision for the strategy policy positions.   
 
Two key goals were sought from the charrette participants, being: 

- to agree on priority housing principles / directions (to be included in the Strategy) that 
can best meet the Shire’s housing needs to 2036 

- to identify actions for infill and new release development which would support the 
implementation of the strategy. 

 

A2.4 Shaping our Neighbourhoods 
  
Council has endorsed a working draft Residential Strategy in December 2018. A key policy 
of the Strategy is 'housing that reflects the local in our places'. To achieve this, residential 
character narratives have been developed with local community groups. Shaping our 
Neighbours open for discussion was held in April - May 2019 to gain feedback from the 
community on the draft character narratives will to help inform the draft Residential Strategy, 
which in turn will assist in updating residential design guidelines for our neighbourhoods. 
Feedback from Shaping our Neighbourhoods has been incorporated where appropriate, into 
the narratives.  

 

A2.5 Council Resolutions 
 
Council recognises the pivotal role of housing in the community’s well-being. It has been 
actively taking steps via resolution to help address the issues associated with provision of 
homes for residents. In process, Council has sought to consider the consequences should 
the issue not be addressed as a way for guiding priorities. Table A2.1 provides a compilation 
of a number of key Council resolutions behind the draft strategy and a key priority affordable 
housing initiatives together with an indication of how it have been linked to the strategy.  
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Table A2.1: Key Council Resolutions to deliver a Residential Strategy including 
improved  housing choice, diversity and equity   
Topic Area Resolution How it has been linked in 

the Strategy? 
Preliminary 
draft residential 
strategy 
(PDRS) 

Res 16-422: 4 Aug 2016 
1. That Council exhibit those parts of the working draft Byron 

Shire Residential Strategy contained in Attachment 2 
(#E2016/65098) for public comment.  

2. That the Housing Needs Report (Attachment 1 
#E2016/63711) be made available as supporting 
information.  

3. That Council in progressing Resolution 16-292 consider 
the economic and social benefits of adopting a 30% 
affordable housing provision into the shire’s planning 
instruments. Any dwellings identified through these 
provisions to be managed by a community housing 
provider to ensure ongoing compliance and support 

Preliminary draft residential 
strategy exhibited 
 
Current draft Strategy includes an 
action to prepare an accessible 
housing contribution scheme 
under SEPP 70, to be 
incorporated in the local planning 
framework controls. Key aspects 
to focus on: 

a. inclusion of ‘Accessible 
housing principles’ as 
contained in Appendix 5 

b. accessible housing – target 
30% of new housing to be 
affordable for the income 
targets as defined in the 
‘accessible housing principles’ 
below (including 5% social 
housing)  

Response to 
the PDRS 
exhibition & 
affordable 
housing 

Res 17-044:  23 Feb 2017 
1. That Council note the ‘Key Actions’ in this report (report on 

the submissions to the PDRS) for completing the next 
stage of the draft Residential Strategy.  

 
2. That Council investigate inclusion of the following 

measures into the Draft Residential Strategy to address 
housing affordability: 
 
i. Model controls that require affordable housing to be 

included in developments i.e. a bonus provision 
requirement to deliver a percentage of affordable 
housing in a development.  

ii. Development controls and reduced contributions or 
other incentives that may boost construction of 
secondary dwellings as affordable housing but 
ensuring regulatory controls are consistent with the 
provision of affordable housing.  

iii. Promoting new caravan parks and manufactured home 
estates on unconstrained land in existing settlements 
and new land release areas in urban growth areas.  

iv. Provide for greater mixed-use zones to enable a range 
of land uses including residential, commercial and 
industrial to be co-located in a way that support 
sustainable forms of transport such as public transport, 
walking, cycling and increased neighbourhood amenity. 
Such zones to incorporate a mix of housing types and 
affordability suitable to a diversity of needs. 

  

Current draft Strategy includes the 
following relevant actions: 
 
Action 13: Examine infrastructure 
capacity of areas capable of 
functioning as urban village 
pockets to make good use of 
urban land and support a vibrant 
mixed-use community and 
pedestrian oriented 
neighbourhoods. 

Action 14: Subject to the findings 
of Action 13, prepare criteria and 
review local planning controls to 
enable ‘urban village pockets’ of 
no more than three storeys in 
height in suitable locations as part 
of a liveable neighbourhood in the 
B4 Mixed Use Zone (or other 
appropriate zones).  

Action 15: Review infrastructure 
capacity, charges and engineering 
standards required to support the 
mix of housing and lot typologies 
shown in Figure 5 and 6. 
Action 18: to prepare an 
accessible housing contribution 
scheme under SEPP 70 to be 
incorporated in the local planning 
framework controls. 

Action 19:Examine possible 
incentives in the local planning 
framework to encourage voluntary 
provision of land for accessible 
housing and/or for constructing 
accessible and adaptable 
housing. Some examples include 
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Topic Area Resolution How it has been linked in 
the Strategy? 
(but are not limited to): 
 
a)  bonus systems using modified 

planning standards based on 
performance criteria; for 
example, site yield or relaxing 
specified development 
controls, such as setback or 
parking controls. 

 

Byron 
Affordable 
Housing 
Summit Issues 
Action Plan  
 
 
 

Res 17-260:  22 June 2017 

That Council:  

1. Note the Housing Issues Plan developed the result of the 
Byron Affordable Housing Summit and support its use to 
inform part of the Residential Land Use Strategy 
recommendations currently under preparation.  

 
2. Support further discussions with landowners of land in 

Attachment 1, and progression of work necessary to 
establish the feasibility of the sites in Attachment 1 and 
Attachment 2 for affordable housing; and also site ‘17’ 
Saddle Road land identified in the Draft Preliminary 
Residential Housing Strategy; and where appropriate, 
invite lodgement of Planning Proposals to rezone the land 
for this purpose.  
 

3. Request staff to progress, in consultation with the 
community, work necessary to support a possible 
Planning Proposal or any possible rezoning of land at the 
Mullum Hospital Site.  
 

4. Review the mechanisms available to guide Council 
involvement in any public / private housing development 
with respect to probity and process.  
 

5. Request staff to progress an expression of interest 
process (with a prepared set of guidelines) that will invite 
land owners to submit affordable housing proposals for 
other land in the Byron Shire for the consideration of 
Council as part of an early implementation program to 
supplement Council’s Residential Lands Strategy. 

 
 6. Receive a further report on points 2, 3 and 5 above. 
 

1. Strategy has been informed 
and includes discussion of 
concepts and actions 
supporting residential forms 
and models 

2. See Res 18-823  
3. Commenced.  Separate to 

the residential strategy 
process 

4. Commenced.  Separate to 
the residential strategy 
process 

5. Expression of interest 
undertaken with a number of 
land owners now proceeding 
with accessible housing sites, 
as identified in Strategy. 

6. Ongoing. 
 
 
 

Affordable 
Housing EOI –
(now known as 
the ‘accessible 
housing 
project’) 

Res 17-601:: 23 Nov 2017 
 
1. That council adopt recommendations 1.(a) – 1.(p) for the 

Expression of Interest sites and Resolution 17-260 
‘Attachment 1’ sites, as contained in Table 1 of this report; 
and that category 1 sites recommended for exclusion be 
reviewed at a SPW (Strategic Planning Workshop)  for 
further consideration;  

 
2. That Council require any further work to establish the 

feasibility of the supported sites in Table 1 of this report to 
be consistent with the Supporting Partnership Policy, as 
adopted by Council;  
 

3. That Council in relation to the Saddle Road EOI sites, no 
further action is to be taken under Res 17-260 (Item 5) 
until the Planning Proposal assessment for this locality 

1. and 2. – work is progressing on 
‘accessible housing project’ sites. 
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Topic Area Resolution How it has been linked in 
the Strategy? 

has been completed and considered by Council in 
December;  
 

4. That in relation to the Council and Crown land EOI sites a 
further report will be presented to Council on their 
potential for affordable housing against the assessment 
criteria and methodology outlined in this report and any 
current Council resolutions pertaining to the land. 

Accessible 
housing - 
Possible 
release area 
Saddle Road 
 

Part of Res 17-601:  23 Nov 2017 
3. That Council in relation to the Saddle Road EOI sites, no 
further action is to be taken under Res 17-260 (Item 5) until the 
Planning Proposal assessment for this locality has been 
completed and considered by Council in December;  
 

Superceded by Res 18-038 
below. 

Res: 18-038:  1 Feb 2018 

1. That in relation to the Saddle Road EOI sites a further 
report be presented to Council on their potential for 
affordable housing against the Council endorsed 
assessment criteria and methodology and any current 
Council resolutions pertaining to the land. 

  
2. That a report on the status of the Saddle Road Planning 

Proposal be completed and considered by Council at the 
22 February 2018 Council meeting.  

 

Superseded by Res 18-099 
below. 

Res 18-099: 22 Feb 2018 Resolved that Council note the 
report and that the Planning Proposal (26.2017.3.1) will be 
reported to Council for consideration once further information 
is available. 

 

Accessible 
housing project 

Res: 18-543: 23 Aug 2018 
1. Council not proceed with assessment of the Saddle Road 

Planning Proposal (26.2017.3.1) and advise the proponent 
of the determination.  

2. Council invite individual site proposals from within Area 17 
(Saddle Road) that include a provision of at least 80% 
affordable housing  

3. All other Accessible Housing Project (AHP) initiative 
proposals continue to be assessed where consistent with 
a) the Department’s Urban Growth Area Variation 
Principles b) Council’s existing strategic framework  

 
4. Note that other projects with potential to deliver accessible 

housing, but not included in the AHP including in rural and 
urban areas, can proceed under Council’s existing 
planning framework. 

 

Current draft Strategy does not 
identify Saddle Road as a 
potential urban growth area- refer 
to Res 18-823 (e) 
 

Accessible 
housing - 
Possible 
release area 
Saddle Road 
 

Res: 18-823:  13 Dec 2018 
(e) Commence an amendment to the Rural Land Use Strategy 

to include that land subject to Resolution 18-543 (2) that is 
not identified in the Residential Strategy as a source of 
land for housing supply 2016-2036, but is deemed suitable 
for inclusion as a priority site/s for future rural lifestyle living 
opportunities in the form of ‘intentional eco-communities’ in 
the Rural Land Use Strategy. 

 

Separate to the Residential 
Strategy process. 
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Topic Area Resolution How it has been linked in 
the Strategy? 

Accessible 
housing project:  
Council land 

Res: 18-037: 1 Feb 2018 

1.  That work progress to confirm the feasibility of sites: Lot 7 
DP 263974, Lot 90A DP 3747 and Lot 89 DP 755697, 
Federal for affordable housing and a further report 
be presented to Council on the sites potential. 

2.  That the EOI's received for other Council owned and/or 
Crown held land be noted. 

 

EOI process undertaken – a 
number of landowners identified to 
proceed with the accessible 
housing project 

Mixed matters Res 18-410: 21 June 2018 

1.      Note the report and thank staff for the work to date on the 
Accessible Housing Project initiative. 

 
2.      Endorse, subject to budget allocation in the 2018/19 

Budget, the allocation of $50,000 to fund a 6 month 
planning position to prioritise the finalisation of the 
residential strategy by end of year. 

 
3.     Note that staff will further refine and tailor for Byron Shire 

the accessible housing planning mechanisms 
(principles/objectives/roles/terms and conditions in the 
report) as part of the finalisation of the residential strategy 
in conjunction with experts across relevant fields. 

 
4.   Research the economic, social and construction benefits 

of adopting a minimum 15-30% of developable area to all 
land dedications made for the purposes of Accessible 
Housing provision.  

 
6. Notify Accessible Housing Project initiative land owners of 

1-3 above. In particular land owners of sites 2 and 5 to be 
advised of the prerequisites for their land being 
considered by Council for potential rezoning should they 
seek to lodge stand alone planning proposals for this land 
ahead of the residential strategy.  
  

A working draft Residential 
Strategy presented to Council in 
Dec 2018 with actions to deliver 
on these matters. 

Community 
engagement  - 
Citizen Jury & 
Guidance 
Groups 

Part of Res 17-044 : 23 Feb 2017 
1. That a report be included outlining the possible role, cost 

and an implementation plan for the establishment of a 
citizen jury to enhance the engagement outcomes within 
the revised project plan being prepared to present to 
Council that responds to engagement concerns raised in 
the submission (Within Table 3: Key matters relating to 
‘Strategy Process’.) 
 

Res 17-355:: 24 Aug 2017  
That Council:  
1. Appoint all community members that nominated for the 

Northern Villages Guidance Group from the respondents 
at Confidential Attachment 1 (E2017/76365).  

2. Appoint Crs Richardson, Lyon and Coorey to be members 
of the Northern Villages Guidance Group 

At Aug 2017 SPW Citizen Jury 
was outlined and Council agreed 
to use guidance groups to provide 
an opportunity for greater input 
into the Strategy preparation. In 
addition, Res 18-624 endorsed 
the hosting of a charrette which 
was held in Nov 2018 – further 
details in section 2.5 
 
 
Guidance group formed and 
meetings held to prepare  draft 
character narratives for Brunswick 
Heads and the combined localities 
of Ocean Shores-New Brighton 
and South Golden Beach – 
included in the draft Strategy 

State planning 
policy changes -  

Res18-217: 19 April 2018   
 
3. Request staff to prepare a report for Council outlining the 
information and process to consider amending SEPP 70, LEP 
2014 and the Byron Development Contributions Plan in 
relation to affordable housing provisions 

1. SEPP 70:  
Jun 2018: Staff sought clarification 
from DPE. 
DPE responded that it is 
examining options around the 
potential expansion of the SEPP. 
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Topic Area Resolution How it has been linked in 
the Strategy? 

 
Res 18-357: 21 June 2018 
1. Formally write to the Department of Planning and 

Environment to confirm they are considering expanding 
the areas that SEPP 70 applies and if Council’s detailed 
submission for inclusion in SEPP 70 is warranted at this 
time.  

 
2. Note that staff have written to the Department of Planning 

(as requested) to seek a pause on the application of the 
Low Rise Medium Density Housing Code to Byron Shire 
until the Residential Strategy is finalised 

 
 

 
Dec 2018: State notification of an 
intent to  amend SEPP 70 to 
include all local government areas 
 
2. Low rise medium density code 
– Staff sought a pause on the 
application of the code to Byron 
Shire. 
 
DPE granted as initial pause to 1 
July 2019 and and extension until 
October 2019.        
 

State 
Environmental 
Planning Policy 
No 70 
Affordable 
Housing 
(Revised 
Schemes) 
(SEPP 70) 

Res19-152: 11 April 2019  
1. That Council advise the Department of Planning that it is 

preparing an affordable housing contribution scheme 
under State Environmental Planning Policy No 70 
Affordable Housing (Revised Schemes).  

2. That Council fund the expedited preparation of an 
affordable housing contribution scheme and its 
associated local environmental plan amendment and 
planning agreement policy for Byron Shire through an 
allocation of $20,000 at the March Budget Quarterly 
review.  

3. That subject to 2, Council prepare an affordable housing 
contribution scheme and its associated local 
environmental plan amendment which is consistent with 
the Department of Planning guideline.  

4. That subject to 2, Council prepare a planning agreement 
policy for affordable housing which is consistent with the 
Environmental Planning and Assessment (Planning 
Agreements) Direction 2019. 
 

Linked with an action in the 
Strategy. 

Short Term 
Holiday Let  

Res 17-455:  26 Oct 2017 
This report was on a response to DPE Short Term Holiday 
Letting Options Paper:  
1. That Council support the preparation of a submission to 

the ‘Options Paper for Short Term Holiday Letting in NSW’ 
by staff that recommends a multi faceted framework 
response including greater industry self-regulation, 
registration / licensing of operators, changes to strata laws 
and regulation through the planning system, acceptable 
and appropriate to the Byron Shire for the purposes of 
regulating short term holiday letting.  

2. . That Council seek an undertaking by the NSW State 
Government that further engagement with local 
government will occur subsequent to this consultation, to 
ensure that the legislative changes and industry reform 
needed to deliver the preferred local regulation framework 
sought by Council and the Byron community can be 
progressed expeditiously 

  
Res18-763:  22 Nov 2018 - Update report to Council 
 
Council noted the update on the release of the short term 

rental accommodation planning framework by the 
Department of Planning and Environment provided in 
the report. It also supported writing (again) to the 
Minister for Planning to seek an urgent meeting to 
request a deferral of Byron Shire from the new state-
wide planning rules (pause to implementation). 

 

Current draft Strategy Policy 4 
includes the relevant actions. 
 
See Council’s web site for latest 
status on Short Term Holiday 
Letting. 
 
The NSW Government has asked 
Byron Shire Council to prepare a 
planning proposal based on local 
conditions, including varying 
thresholds for short term holiday 
letting, for example 90 days, 
rather than 180 days and the 
introduction of precincts. 
 
Planning proposal being prepared. 
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Topic Area Resolution How it has been linked in 
the Strategy? 

Lot 22 
Mullumbimby 
 

Res 17-597 : 23 Nov 2017 
1. Agree to initiate the planning proposal to amend Byron 

LEP 2014 (Attachment 1) for the reasons outlined in this 
report. 

 

Current draft Strategy  
identifies Lot 22 as a possible new 
release area (see Maps 2A and 
3.3). 

Byron Housing 
Roundtable & 
Residential 
Strategy & 
Charrette 
 

Res18-624: 20 Sept 2018 
1. That Council note the update provided by staff on the 

progress made towards the agreed next steps the result of 
the Byron Housing Roundtable held 5 July 2018. 2 

2. . That Council note that a draft Residential Strategy will be 
presented to Council by the end of the year inclusive of a 
Charrette being held in November as discussed in the 
report including up to 7 community and or business/ 
tourism industry sector representatives as nominated by 
Councillors and discussed at the next Strategic Planning 
Workshop.  

3.  That Council allocate an additional $1,500 to the 
Residential Strategy Budget to create a total budget of 
$20,000 to fund the estimated cost of the Charrette with 
funding sourced from the Land and Natural Environment 
Reserve. 

Charrette held Nov 2018 – see 
Section A2.5 

Draft Byron 
Residential 
Strategy 
 

Res 18-823: 13 Dec 2018  
 
a) Endorse in principle the draft Byron Residential Strategy, 

as contained in Attachment 1 & 2, (E2018/110198, 
E2018/110199), noting that they are working drafts and 
further refinements are required prior to public exhibition.  

b) Authorise the Director Sustainable Environment & 
Economy to undertake a final review of the draft Strategy 
and Appendices to complete any necessary formatting, 
grammatical edits, diagrams and/or other ‘non-policy’ 
updates to ensure a suitable standard for public 
exhibition.  

c) Publicly exhibit the draft Strategy and Appendices for a 
minimum period of 6 weeks in early 2019 accompanied 
by the Site Suitability Analysis (Attachment 3 – 
E2018/110225) and Housing Needs Report (Attachment 
4 – E2018/108745) as supporting information.  

d) Endorse the public communication and engagement 
strategy contained in Attachment 5 (E2018/109995)  

e) Commence an amendment to the Rural Land Use 
Strategy to include that land subject to Resolution 18-543 
(2) that is not identified in the Residential Strategy as a 
source of land for housing supply 2016-2036, but is 
deemed suitable for inclusion as a priority site/s for future 
rural lifestyle living opportunities in the form of ‘intentional 
ecocommunities’ in the Rural Land Use Strategy 

a) – d): in progress. 
 
e): Separate to the Residential 
Strategy process. 

NSW 
Government 
Discussion 
Paper – Local 
Character 
Overlays 

Res19-205: Planning 15 May 2019 Council note the 
information in this report and advise of any other issues to be 
included in a submission on the ‘Discussion Paper – Local 
Character Overlays’ to be submitted to the Department by 20 
May 2019. 

May link with the character 
narrative work. 

Low Rise 
Medium Density 
Development 
Code  - 
proposed 
Amendments to 
Byron LEP 
2014 and Byron 
DCP 2014 to 

Res19-266: Planning 20 June 2018  
1. Agree to initiate a planning proposal to amend clause 4.1E 

of Byron LEP 2014, by inserting minimum lot size 
standards for ‘manor houses’ and ‘multi dwelling housing 
(terraces)’ as contained in E2019/41816 (Attachment 1).  

2. Forward the planning proposal to the NSW Department of 
Planning and Environment for a Gateway determination.  

3. Agree to initiate a review of Byron DCP 2014 as it relates 
to low rise medium density housing, and prepare a draft 

Strategy assesses the potential 
location and yield associated with 
the implementation the code – 
matter is pending until 31 October 
2019.  
 
Residential character narratives 
are intended to help guide the 
future review of DCP provisions. 
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Topic Area Resolution How it has been linked in 
the Strategy? 

incorporate 
controls for 
manors houses 
and multiple 
dwelling houses 
(terrace 
houses)  

amendment to strengthen Byron DCP 2014 where 
necessary and include references to ‘manor house’ and 
‘multi dwelling housing (terraces)’ development. 

4. Receive a further report to consider the proposed DCP 
amendments before proceeding to public exhibition.  
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Table A2.2: Housing needs targeted consultation summary (undertaken in 2015) 

Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

Supply – new lots, 
layout, size and 
price 
 
 

• Stage 3 and 4 selling from a 
rezoning that occurred in early 
2000s.  

• Most lots are 600sqm. 
• 600-800sqm lots do sell. 
• There is a demand for 800sqm 

but the price difference between 
600 and 800sqm lots does not 
support viability for developers. 

• Bangalow is land locked by 
natural constraints. 

• Suggest rezone land away from 
highway – western side of town – 
as housing near highway has 
added cost with noise attenuation 
measures. Similarly, sloping, 
rocky land is expensive to build 
on and contributes to affordability 
issues.  

• There is current demand for 600-
650sqm lots. 

• West Byron still in development 
stage. What happens with the 
first release of West Byron will 
affect perceptions and 
subsequent releases. 

• West Byron proposes a diversity 
in lot sizes to encourage a range 
of building styles – lot size is 
being used to influence the 
housing product and diversity, 
with some lots 200sqm in 
medium density areas. 

• Consideration should be given to 
develop areas outside Byron Bay 
and making alternatives for 
residents such that they do not 
need to come into Byron Bay for 
daily services. 

• Additional land for residential 
development is needed.  

• There is a land release in town – 
Tallowood Ridge – but too 
expensive. Sites for $298-
312,000 on website.  

• Supply of land and infrastructure 
charges are big issues. Need to 
change to keep costs down. 

• Affordability is an issue – 2 
bedroom, 1 bathroom, 50s shack, 
selling for $450,000, asbestos 
nightmare. Anything under 
$450,000 sells well. 

• More land needs to be made 
available – mostly in towns and 
hinterland, rather than coastal 
towns.  

• Location is a key drivers for both 
purchasers and renter target 
groups – people will live in a sub-
standard dwelling because they 
like the location. 

• Holiday letting is having a large 
impact on costs, amenity and 
availability of housing ranging 
from large houses to garages.  

• Use of laneways allows for more 
diverse housing products. 

• Fitzgibbon in Brisbane kept to a 2 
storey height limit and yielded 58 
dwellings/ha – product is selling. 
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Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

Opportunities for 
more efficient use 
of existing 
land/housing 
stock  

• 800sqm lots are available for 
dual occupancy – there is a 
demand as people who would 
like a second cottage to rent or 
family member. 

• 500sqm lots can accommodate 
secondary dwellings. 

• Need more land for duplex and 
unit style. 

• Developers to ‘value add’ on 
subdivisions to get mix, style of 
dwelling, instead of only selling 
land. 

• There is a stock of land 
underutilised, owned and 
occupied by older residents not 
interested in development – 
measures need to sensitively 
target this potential either through 
room letting, secondary dwelling 
or subdivision. 

• Not sure if infrastructure will cope 
– 60-70 yrs old – developers will 
not want to pay the cost to 
upgrade. 

• Units and townhouses suitable in 
town.  

• Subdivision of larger lots could 
assist, but infrastructure charges 
make this unfeasible.  

• Some redevelopment is occurring 
but not really viable due to land 
and redevelopment costs 
associated with demolition 
(including asbestos) and 
infrastructure upgrading. 

Small lots • No comments. • West Byron - small lots an 
avenue to improve affordability – 
aiming to release a 450sqm lot 
for around $290,000. 

• Support concept of the higher 
densities near services – off set 
the smaller lot if activities 
available nearby such as parks 
and shops. 

• People looking for reasonable 
sized blocks.  

• Tallowood Estate, larger blocks 
sell, smaller lots to keep costs 
down don’t sell as well.  

• Products on 250-310 sqm  lots 
are popular in other areas. 

• Growing interest for smaller 
homes compared to 5 yrs ago 
(note 600sqm lot and 3 bed 
home is seen as small). 

• Building small buildings is 
relatively expensive on $ /sqm of 
floor space.  

• Plans need to demonstrate that a 
small lot, still has room for a shed 
or caravan. 

• Streetscape is important with 
small lot development. 

• 450sqm lots selling slowly, 
400sqm can’t fit a Metricon 



 
 

Draft Residential Strategy Appendices  Page 37 

Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

home. 

Medium density • Untested demand - for duplex 
and unit style, but would appear 
to exist suggested market price 
of $350-$450,000 for 3 bedroom 
– 2 bathroom would sell 

• Current medium density poorly 
located. Better to locate close to 
town centre. 

• Infill development expensive – 
high cost of dwellings, remove 
asbestos, redevelopment costs. 

• Secondary dwelling may not 
have helped demand, but rather 
the quality of living i.e. 
residences now have a kitchen 
and bathroom. 

• Most demand is for units with 3 
bed, 2 bath, double garage. 

• Not advocating for rows of 
townhouses, but locations where 
suitable and would create more 
affordable rental.  

• Council says no to unit and 
townhouse proposals. Motel was 
recently converted to small units 
as easier. 

• Two level, walk up, 1 and 2 
bedroom units, with garage and 
storage are needed.  

• Restricted by the maximum 
density allowed and lot size 
provisions. 

• Restriction on multistorey 
development is also a deterrent 
to development. 

• Can achieve on a 250sqm lot a 
3-4 bed, 2 bathroom, double 
garage. 

• People are buying houses and 
splitting them into 2 or3 flats 
illegally. 

• Quality of building design 
matters.  

Design of 
dwellings 
(houses) 

• Land selling only – developers 
not doing house & land – one 
developer has been offering 
packages lately. 

• Sustainability not high on the 
agenda due to other costs and 
return at resale. 

• Looking for 4 bedroom, 2 
bathroom, double garage. 

• Scope to design buildings to look 
like a large house but contain 
three dwellings – adaptable 
housing. 

• Cross-section: Some people 
looking for larger houses, some 
looking to downsize. 

• Land is expensive, so end up 
building cheap brick and tile 
project homes, which don’t suit 
climate.   

• Height limits need to be revisited 
in relation to design outcomes. 

• Looking for 3-4 bedroom, study, 
single story, 250sqm, 2 
bathroom, double garage. 

• Speculative building/ display 
homes are generally larger to 
maximise resale value.  
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Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

Option to mix land 
uses 

• Easy walk to centre from all 
areas of Bangalow. 

• Live /work developments 
currently in Bayshore Dr 
Industrial Estate. The legal status 
of these needs to be clarified. 

• There are opportunities for mix of 
dwellings in town, for 
townhouses/units.  

• No comments 

Affordable Rental 
Housing 

• Rents around $400-500  
• Lower rents - offered a garage as 

one bedroom unit $300. 
• Affordability a key issue. 
• Rents are not affordable for low 

income, and single parents. 
• Cost of rental housing in Byron 

Bay pushes demand to 
Bangalow. 

• Families seeking 3 bed+ 
• Rents 3 bed $600+, cheapest 

$450 for 1-2 bed 
• Double garages $350 
• Peak tourist season no vacancies 

anywhere. 
• Low income workers looking for a 

single room to rent. 
• Single parents split rental by 

subletting to supplement income. 

• Converted motel rooms, 1 
bedroom loft style, with limited 
storage and carport renting for 
$350.  

• 3 bedroom, 1 bathroom, brick 
and tile for $450/week.  

• My Place a ballot box system – 
where people that met certain 
criteria are eligible for selected 
lots. 

• There is a difference between 
affordable and social housing 
and this needs to be clarified. 

• There is also a difference 
between affordable houses to 
purchase and rent. 

Seniors Housing 
Options/ 
Opportunities  

• Retirees 55 + from Sydney, Melbourne. Brisbane Gold Coast as well as locals. 
• Feros Villages: 

- Bangalow - Feros Village: 64 higher care facility. 
- Byron Bay - 40 bed mainly low care – if required to provide a 24 hr nurse would not be viable, will close – this would apply to most facilities with 

less than 50 residents/beds. 
- No room to expand Byron facility due to zoning. 

• Cape Byron estate for over 55s but not a retirement village: 
- Provides duplexes for around $395,000 – mostly owner occupier, usually only changes hands when someone passes away – demand - yes there 

is a waiting list of at least 5-6 people. 
- Limiting to over 55s keeps a cap on prices. 
- Attractive as it is a secure environment. 
- Model could be easily replicated if further out of town offer a free minibus, inclusion of a heated pool important. 

• West Byron looking at some to be senior designed housing – 300-350sqm lots, 2-3 bedrooms. 
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Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

• Some people are looking to downsize, others want extra room for family to stay. 
• People when older still want to be part of a community, with the ability to socially mix with all age groups. 
• Most over 50s are couples and are not wanting to live in conventional aged housing models. 
• NRAS scheme (income based and purchase price) useful but uncertain about future funding rounds. 
• In-home care could be improved with capacity for video conferencing to check on people. Group housing, or denser housing types, would help reduce 

travel times for home care.  
• Appropriateness of accommodation conditions contribute to health outcomes as people age. Some older people were essentially homeless and this 

contributed to the need to move to aged care before generally would be required. 
• Need for aged care/disability care in Mullumbimby, but hard to get through council. 

Key workers • Cost of accommodation for aged care workers always going to be an issue because of low pay. 
• Byron Bay: 

- Carers (for residential care facility) have left work at Byron Bay because accommodation is expensive.   
- Tourism/hospitality workers - Late 20s - Renters using single bed studio or room in house. 

• Bangalow: 
- Finding carers (for residential care facility) less of an issue at Bangalow than at Byron Bay – has a core of long term staff, but many of these 

workers do not live in Byron Shire, but this could be connected to the location of where they trained (Lismore). 

Younger people  • There is demand from this group. Opportunities for young people limited to break in to home ownership. 
• Fitzgibbon (Queensland) offered a product that was $221,000 for young people close to services and in their local area.  

Social Housing • State government is responsible for 80%, community housing providers for 20%. 
• Most community housing is old State government stock.  
• Stigma attached to this housing due to past approaches particularly clustering. 
• Products include houses and units. 
• In high price areas, maximise footprint with units. 
• One bedroom units are uneconomic, as it costs the same to build a 2 bed and house more people. 
• Support with concession on infrastructure, density, parking and communal space.  
• Do not put in expensive location where residents cannot afford the use of services or shops. 
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Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

Housing 
Affordability (for 
Purchase) 

• Selling for > $800,000 out of town/sea-change. 
• Selling for < $800,000 local purchasers. 
• House prices are similar to capital cities and this is not uncommon situation in ‘resort’ towns. 
• The anti-development position of Council for 30 years has pushed up median house prices to $950,000 in Byron Bay. 
• Project builders take around 30% of profit – simply designed house, targeted at $800-$900/sqm of floor area. 
• Trick to reduce house prices is the reduction in either land or house size, or both. 
• Affordability is also connected to a culture of everybody wanting everything e.g. do homes need a theatre room. 
• West Byron, 450sqm blocks may be affordable for single parents. 

Infrastructure and 
servicing 

• Shire’s infrastructure not coping – rate base too low in Byron Bay to pay for amenities (including for tourists). 
• Bangalow – development fees around $35,000- $45,000 per lot for Section 94 Contributions. 
• Byron - Section 94 Contributions around $42,000/lot 
• Section 94 Contributions are comparative with the region. 
• Relaxation of secondary dwelling contributions has been too generous, a cost to ratepayers, but contributed to rental housing stock.  
• Need to consider engineering standards, infrastructure placement, road widths etc. What is really required, rather than what is standard practice. 
• Section 94 Contributions are exorbitant.  

Council/ Approval 
Processes  

• Absence of housing strategies by Council has resulted in illegal housing, land supply issues and lack of diversity and innovation. 
• Anti-development culture of Council. 
• Council is inefficient and incompetent. Length of time to approve developments increases holding costs for developers, and contributes to higher prices. 
• Concern expressed over development approval timeframes – suggested that Ballina online 50 days, Byron Shire Council longer up to a year. 
• Byron Shire Council hard to deal with x >3. Some developers ‘just wouldn’t even bother with them’.   
• Very green/overly green.  
• Can be green/sustainable and still release land for residential development.  
• Have previously used constraints and rural zoning to limit urban expansion.   
• Culture of councillors changes every 4 years, generates uncertainty as Councillors too involved in the decision making process, should be delegation to 

trained officers.  
• Council history has led to debt, ageing infrastructure, high costs for development. How has this happened? 
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Topic Area Bangalow  Byron Bay/ Suffolk Park Mullumbimby  General Feedback 

• Council officers need to be more proactive in drawing attention to alternative innovative housing forms. 
• Community needs to be informed and brought on side.   
• Decision making process should looking at whether ‘different and better’ or ‘different and worse’ – if good, expedite. 
• Consider Place Making planning system. 
• Who are the applicants: 

- Mainly mum and dad clients, a few cashed up miners who do not need financial backing, GFC took a number of developers out of the market.  
- Most applications are for small scale development, typically secondary dwellings, dual occupancies and units (6 unit developments are considered 

a ‘big’ application). Choice of product is influenced by what real estate agents advise – comfort in a tested product. 
- Typically a standard building design, not pushing the boundaries. 

Financing • Financiers see Byron Shire as a high risk, due to development delays and risk of court action. 
• Cape Byron Estate 55s - is strata title – finance through a normal bank loan. 
• Community title business model affects cash flow for builders so the standard freehold works best – Body corporate fees also increase prices. 

Ideas • More collaborative approach, Council host regular forums with developers and community, Change the culture. 
• Regular Council forums with stakeholders.  
• Developer/builders/homebuyers need to have a good relationship. 
• Change terminology, use phases such as diversity and innovation, rather than affordability. 
• Lot sizes for new developments influence the final form, so thinking about lot sizes early on is important. 
• Incentives to build, but sometimes the developer will keep that extra profit for themselves rather than offering final product at a discount. 
• Intentional neighbourhoods – group of people with a common interest buy a super lot, use one builder and share common facilities. 
• Scope for a ‘funky’ manufactured home park, where people own the dwelling, but lease the land with a contribution for facilities – offers an alternative for 

low income people. But needs to be well integrated, well located. 

 

NOTE: The above is an extract from the Housing Needs Report 

 

  




