
 
 

Draft Residential Strategy Appendices  Page 42 

Appendix 3 - Residents, Households and Housing Types  
 

Purpose of this appendix 

Population growth drives the need for new dwellings, jobs, community facilities and services. 
Population projections are therefore fundamental to the planning in the strategy. Council in 
collaboration with demographic experts, i.d Consulting provides demographic information on 
Council’s website: https://profile.id.com.au/byron/households  
 
In the strategy, our goal is to identify opportunities for new and more appropriate housing 
that will meet the future needs of our growing community. In determining the priority of a 
housing need, a guiding question has been – how critical are the consequences if that 
housing need is not meet? This Appendix provides background to the nature of our 
community and the homes that people live in or need to have provided by addressing: 
 
A3.2 Who are our residents?  
A3.1 Aboriginal and Torres Strait Islander people  
A3.3 Cost of housing and housing affordability 
A3.4 Household structure  
A3.5 Social housing and sleeping rough 
A3.6 Housing stock and mix 
A3.7 Emerging tenure and financing models 
A3.8 Local area profile and data catchment maps 
 

A3.1 Who are our residents?  
In 2016, the Census recorded 31,570 residents in Byron Shire. Some 22,740 (72%) lived in 
urban areas, with the balance, 8,830 residents (28%), in rural areas and villages.  
 
Our residents come together as communities. Retaining and enhancing these communities 
is important. Young people who feel of a sense of belonging in a community, particularly 
small communities, develop fewer psychiatric and depressive disorders than those who do 
not have the feeling of love and belonging. For the seniors, health and social capital tend to 
decline as we age. As people retire from jobs, lose friends and spouses to death and illness, 
and see family members move out of the area—all of which can sharply reduce daily social 
contacts and stimulation, which in turn has a direct impact on mental and physical health. 
Community helps build trust, connection, and participation. 
 
For the census period 2011- 2016, the median age of residents went up by 2 years to 
44 years. Figure A3.1 provides a breakdown by age structure groups that tend to reflect 
typical life-stages. Using age structure groups helps us identifying how that demand is or 
could change, as need for certain services or types of housing can change with at different 
stages in life. 

 
 
 
 
 
 
 
 
 
 

 
 

 

 

 

https://profile.id.com.au/byron/households
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Figure A3.1: Distribution of Byron Shire population by age structure groups 2016 

 

Figure A3.2 indicates the change in age structure for the period 2011 - 2016.  The over 60 
year’s age groups experienced the highest rate percentage growth. This figure shows an 
overall decline in the percentage of our population in the primary working age cohorts, 
moderated by a slight increase in the primary working age cohort of 25 – 34 years over the 
period. 

 
Figure A3.2: Percentage change in age groups 2011 – 2016  
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The Department of Planning, Industry and Environment (formally Department of Planning 
and Environment) provides population and household projections to help plan for service 
and infrastructure delivery for the community. The shire population and household 
projections show how our population is anticipated to change over the coming years.  The 
projections help identify expected impact of these changes on households and the implied 
demand for housing. 
  
These projections are not targets. Projections are based on assumptions that take into 
account trends for births, deaths and migration. Projections can change due to factors such 
as migration levels, new technology and social attitudes to different living arrangements. 
Figure A3.3 and A3.4 provide a projected breakdown by age group change for the period 
2016 - 2036.  
 
 

 
 

 
 
Figure A3.3:Percentage change in age groups 2016 – 2036  
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Figure A3.4: Projected number of residents by group as at 2036 
 
1 Source: Department of Planning & Environment, December 2017. 

These figures show a current decline in the percentage of our population in the primary 
working cohorts is anticipated to continue dropping from around 61% to around 54 %. 
However, in comparison, growth in employment for the primary working age cohorts is 
relatively strong and anticipated to continue. Low population growth within this primary 
working age cohort is likely to have implications for businesses and journey to work patterns 
within the Byron Shire and region.  

By 2036, the current 15 % of the residents in the 65 years and over age group is expected to 
increase by an additional 3650 residents to make up some 23% of the population.  

Older people in particular, need safe and accessible housing, and generally prefer to live in 
familiar surroundings and close to family or friends. The Australian Government policy is 
shifting the ‘balance of care’. There is greater support for people to remain at home 
independently for as long as possible, rather than in care homes or hospitals. Active ageing 
presents opportunities for older Australians to keep participating in the workforce and 
community for longer, and to look forward to more active and engaged retirement years. It 
also opens the opportunity to remain in the family home in later years of life.  

The ageing population is creating a change in housing demand. Census data from 2016 
indicate that 70% of older couples without children still live in 3-bedroom or larger, detached 
dwellings, and only 16% live in medium- or high-density dwellings, of which half have 3-
plus bedrooms. The prevalence of large, detached homes and residences on steep or 
difficult-to-access properties in areas like Ocean Shores represents a mismatch in need and 
supply which will be exacerbated by continued ageing. This mismatch presents a challenge 
for older people who wish to remain in their family homes, since for practical reasons it may 
become difficult for them to continue their daily activities. Service providers providing 
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transport to appointments or providing in-home services in such locations can also have 
difficulty and expense in accessing elderly clients or people with a disability. Accessibility 
issues are especially problematic for clients. 

For many older people, the home is their major asset; they are therefore often asset rich, but 
cash poor. In these cases, moving into local dedicated seniors’ living facilities may not be an 
option, due to the ongoing costs involved with some of these types of facilities. Older 
residents who do not own a home face even greater problems with local rent affordability 
and availability than renters in other age groups, since they have limited or no opportunities 
for future income. Census data indicates that there is some retirement out of the area, 
perhaps due to the lack of suitable accommodation to downsize. 

The challenges from an ageing population include a need to encourage builders and 
developers to provide a variety of housing products that fit a wide range of lifestyle choices, 
with a particular focus on providing dwellings that suit an older population. Planning for 
ageing requires consideration of the changes to the family home to support ageing in place, 
or to identify other housing choices that will provide for physical, social and emotional needs. 
An increase in supply of 1 and 2 bedroom dwellings provides options for smaller households 
such seniors who do not want to live in retirement housing complexes. Adaptable and easy 
live designed homes allow their continued use as people become less mobile or the 
household size changes. Having a choice of suitable accessible housing within all 
neighbourhoods means that as people age they don’t have to move out of the local 
communities where they have established social networks. 

Adaptable housing can suit households with a member living with a disability or aging. 

 
A3.2 Aboriginal and Torres Strait Islander people  
 
The traditional owners of the land that comprises Byron Shire are the Bundjalung of Byron 
Bay, Arakwal People, the Widjabul People, the Minjungbal People and the wider Bundjalung 
Nation. 
 
Aboriginal and Torres Strait Islander peoples face complex challenges. Housing stability 
gives Aboriginal and Torres Strait Islander families the opportunity to pursue other social or 
economic goals. Byron Shire Council acknowledge that housing is a foundational issue in 
closing the gap on Indigenous disadvantage. Housing impacts every one of the Closing the 
Gap targets – on health, education, and employment. Improved access to local housing will 
allow Bundjalung people to live on country and connect to country.  
 
The NSW Department of Family and Community Services (FACs) offers 3 types of social 
housing for Aboriginal people: 
 

- Public housing – these properties are managed by FACS. Aboriginal applicants have 
the same right to be housed in public housing as all other applicants 

- Aboriginal Housing Office homes – these are properties owned by the Aboriginal 
Housing Office and managed by FACS. 

- Community housing properties – these properties are managed by community 
housing providers. 

 

http://www.smh.com.au/comment/the-gap-grows-wider-for-remote-communities-struggling-with-severe-overcrowding-20170215-gudd3d.html
http://www.smh.com.au/comment/the-gap-grows-wider-for-remote-communities-struggling-with-severe-overcrowding-20170215-gudd3d.html
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Byron Shire Council has an opportunity to become more involved through facilitation and 
encouraging additional community housing properties and new residential forms suit to the 
cultural aspirations/requirements of Bundjalung people.  
 
A report into Community Land Trusts and Indigenous housing options by the Australian 
Housing and Urban Research Institute UNSW-UWS Research Centre (2012) identified that 
‘core challenges relate to: existing Indigenous land tenure systems; income and employment 
profiles of Indigenous households; the capacity and viability of Indigenous organisations; 
and, diverse conditions across local housing markets.’ 
 

A3.3 Cost of housing and housing affordability  
 
Byron Shire is a desirable place to live and visit. This high desirability manifests in a high 
cost of housing driven by: 

 
- Holiday market competition: contributing to a low supply of affordable 

housing available for rent or sale. In 2017, Byron Shire has 2,655 listings of the total 
Northern Rivers AirBnB listings 4,256. Listings are up from 1,483 listings in 2016. 
Byron Shire has a total of 15,645 dwellings. AirBnB in 2018 represented 
approximately 17% of part / all dwellings used. 

- Employment growth: Byron Shire has a growing workforce with good employment 
rates and people working within the shire. A 23% increase in employment generation 
from 2000/1, hosting some 14,100 jobs as at 2015/16 with 73.9% of Byron Shire’s 
workers being local residents.  

- Lower paying and seasonal jobs associated with the tourism industry: incomes 
are lower than regional NSW average. Only 13.2% of the households earn a high 
income ($2,500 or more per week) and 22.7% were low income households, 
compared with 14.6% and 22.0% respectively for Regional NSW. 

- Destinations for retirement and leisure living: cashed up Gen Xers who are 
buying properties having a long term and cumulative impact on both the purchase 
and rental market. The highest net migration to Byron Shire (+234) was from Sydney 
Northern Beaches, an area with a large proportion of high income earners and 37.7% 
of households earned an income of $2,500 or more per week in 2016. 

 
In 2016, of occupied private dwellings in the Shire, 36.5% (15,452 dwellings) were owned 
outright, 28.5% were owned with a mortgage and 30.8% were rented. In the more favoured 
tourist spots, such as parts of Byron Bay and Brunswick Heads over 20% of the private 
dwelling stock recorded as vacant on the night of the census (9 Aug 2016). In comparison, 
the suburb of Lennox Head in the adjoining Ballina local government area and a popular 
holiday spot, recorded 14% as unoccupied.  
 
The Valuer General's report on NSW land values at 1 July 2017 in a general overview for the 
North Coast Region notes that coastal centres further from the major cities generally 
experienced increases in residential land values of around 10%. However, Byron Bay was 
significantly out of kilter with an overall increase of 25.8% in residential. Commercial land 
values in other coastal local government areas generally showed increases ranging from 5% 
to 10%. Byron was the most significant exception with increases in land values of more than 
20%.  The report attributed this to strong demand from investors and owner occupiers, a 
limited supply of residential and commercial properties, and the strong tourism industry’. 

http://www.valuergeneral.nsw.gov.au/__data/assets/pdf_file/0003/218064/Valuer_Generals_Report_on_NSW_Land_Values_at_1_July_2017.pdf
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These high commercial values also support the need to consider opportunities for 
live/workspaces. 
 
As an example, the median house price in Mullumbimby in 2017 was around $700,000 
requiring a monthly repayment of $2,925 and as a monthly income of $9,750 would be 
required to meet the 30% affordability benchmark. The median monthly income of a 
Mullumbimby household in 2016 was $4,325. 
 
The cumulative impact has resulted in acute housing stress (both rental and mortgage). 
Byron Shire experiences the highest stress levels in the Northern Rivers and is higher than 
New South Wales. The impact extends beyond very low to low households to include 
medium income households. Renters are spending a higher percentage of their earnings on 
rent with up to 48% of weekly household income required to pay the median rent across all 
housing categories in the Shire. To avoid housing stress a median annual household is of 
$102,267 is required but the median annual household income was $63,336. In 2016, 25.8% 
of households in Byron Shire had a weekly household income of less than $650/week whilst 
the medium weekly rent was $400/week. 
 
Affordable housing * was identified by the community as a key issue in the two most recent 
Byron Shire Community Strategic Plans.  
 

∗ Housing NSW defines affordable housing as housing that is appropriate for the needs of a 
range of very low to moderate income households and priced so that these households are 
able to meet other basic living costs such as food, clothing, transport, medical care and 
education. Housing NSW further advises that housing is generally considered affordable if it 
costs less than 30 percent of gross household income, a definition that will inevitably vary 
across individual households. 

∗ Mortgage and rental stress often described as paying more than 30 per cent of household 
income in mortgage or rental repayments and associated housing costs 

 
Responses to the Byron Shire Business Survey (over 1000 responses) conducted in 
November 2017 identified access to affordable housing as a risk to businesses seeing the 
high property prices and rental rates as prohibitive for many staff, meaning workers are 
driving in from outlying areas. There is a perception that locals are being pushed out. The 
main concern seems to be high rents for local employees and house prices that make home 
ownership beyond the reach of those on typical Byron Shire incomes. Other observations 
connected to access to housing included: 

- increased commuter congestion  
- increased levels of staff turnover 
- concern that the population is aging and that young people are leaving to seek more 

affordable homes and lifestyles elsewhere. 

In 2016, the population of the working age 15 – 64 years accounted for 66.4% of the total 
population. Byron Shire had 14,092 jobs as at 2015/16, representing a 23 % increase in jobs 
from the 2000/01. Workforce participation is highest for those aged 40 - 49 years (12%). 
Overall, the Shire has a relatively young workforce with more workers less than 45 years of 
age. In 2016 the total employed residents in the Shire was 13,499 people. 
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Some 73.9% of Byron Shire’s local workers are local residents. The Census 2016 showed a 
decline in the number of resident local workers in the retail, manufacturing and 
accommodation and food service industries even though the local workers employed by 
these industries have risen. In 2016 of the 12,927 people who worked in Byron Shire, 9,558 
also live in the Shire. 

The issue of a low supply of affordable housing available for rent or sale to shire workers is 
often coupled with lower paying, seasonal positions associated with the tourism industry. 
This combination leads to overcrowding, substandard accommodations or lengthy commutes 
for these workers. Figure A3.3 summaries the origin of journey to work for local workers. 

Local workers are made up of all the people who are employed in the local area, 
regardless of where they live. 

 
 

 
 
Figure A3.3: Where local workers reside (travel to work from) 

 
In 2016, 2,902 residents or 21.5% of Byron Shire’s working residents travelled outside of the 
area to work. Figure A3.4 shows where they are travelling to work. 
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Figure A3.4: Where local residents go to work  

Housing can play a key role in creating a more diverse and vibrant local economy through 
the types of households it attracts. Labour force mix and a range of employment 
opportunities are prerequisites to a sustainable and cohesive community. A resident 
population that includes a range of skill sets from a variety of employment sectors will attract 
a more diverse range of employers and businesses wanting to establish themselves in the 
Shire. In addition, household diversity encourages more vibrant local centres by increasing 
the number and type of shoppers and workers who use and support them. A successful local 
economy is measured by its ability to provide an available mix of employment opportunities. 
Without a suitable local supply of housing, people find it difficult to access employment and 
must generally seek it elsewhere.  

A3.4 Household structure  
 
In 2016, 9870 households were recorded in the shire urban areas. Compared to New South 
Wales, the shire has a high proportion of households being lone person households (27.6% 
compared to 24.2% for NSW), and single parent families (14.7% compared to 11.7% for 
NSW).  

Group households also make up a higher proportion of households in the Shire compared to 
the Northern Rivers Region and New South Wales (3.9%). In the period 2011 – 2016 the 
empty nesters increased by almost 4% or 1,500 people and make up 8% of households. In 
2016 of the families in Byron Shire, 38.1% were couple families with children, 39.8% were 
couple families without children and 20.8% were one parent families. These trends reflect 
the way the household needs of our community are changing. Figure A3.5 provides project 
household profile changes between 2016 to 2036 for Byron Shire. 
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Figure: A3.5 Shire wide household projections 2016 to 2036 
Source: Department of Planning & Environment, December 2017. 
 
 
With the number of people living alone, with one other person and single parent households 
projected to continue to increase, the detached house while still the predominant form of 
housing in the Shire, needs to be balanced with a suitable supply of smaller housing forms.  

Lone person households, projected to be the dominant household type, can generate 
demand for more compact forms of housing. This household type is also at greater risk of 
social isolation. Conversely, a strength is that these people are more likely to be involved in 
community groups and initiatives. As such, location and distribution of housing type mix is an 
important consideration. 

A3.5 Social Housing and Sleeping Rough 
 
In 2016, the urban areas had 190 households renting social housing. Social housing is 
housing for very low to low incomes meeting eligibility criteria. The expected waiting time for 
all social housing in the Byron Bay allocation zone is 10+ years except for a 3 bedroom 
dwelling which is 5-10 years. 

In addition to those households that reside in a dwelling are homeless persons. Estimated in 
2016 to be 327 persons. A Byron Shire “Street Count” in the towns of Byron Bay, 
Mullumbimby and Brunswick heads in August 2018 counted145 people as sleeping rough. 
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The Street Count was limited to local hotspots at Byron Bay, Mullumbimby and Brunswick 
Heads. Council is working with local agencies and state government to develop short, 
medium and long term strategies in relation to rough sleeping. Council is also represented 
on the District Homelessness Implementation Group, with a specific focus on the 
implementation of state funded programs aimed at preventing homelessness through early 
intervention. 

In an earlier survey in 2016 some of the key demographic information about the people 
surveyed was 78% were male and 22% female with the largest age group was 21-30 year 
olds (33%). When asked about their personal circumstances, lack of affordable housing, or 
even any available housing, in the Shire were given as the primary reasons for homeless.  
Unemployment and finding accommodation that would accept pets were other reasons 
given. When asked what additional services or supports are needed in the local area to help 
people experiencing homelessness, respondents most frequently said housing (57%). 

Homeless individuals have higher rates of underlying disease, greater exposure and poorer 
protection from the elements. Living in high-risk locations such as riverbanks or beds, 
bushland and urban areas with high heat radiance. These offer both protection and privacy 
from authority and from violence and discrimination, but may allow access to necessary 
services. However, they can also increase people’s exposure to natural hazards. Rates of 
risk are exacerbated during climate change events such as heat waves, air pollution, storms 
and floods.  

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.  

As the demand for affordable housing far exceeds supply, very low, low and moderate 
income households (typically the income of first home buyers and key workers) living in 
rental housing are some of the most vulnerable people in the community. These households 
struggle to pay housing costs and faced with a range of issues that further erode their 
wellbeing including: 

- living with unmanageable levels of debt, further exacerbating housing vulnerability 
- working long hours to pay for housing 
- travelling long distances to work or services 
- living in overcrowded or substandard housing 
- going without essentials such as adequate food, heating, medication or education 
- missing out on other opportunities because housing costs are too high relative to 

income. 
 

In the Shire the primary vulnerable residents include: 
 

- Indigenous people 
- carer/s and parent/s with children 
- single men and single women - all ages 

 
To support these people housing should be located in areas that: 
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- feel safe 
- provide social/economic benefits to the residents  
- enable access to services that can assist residents  
- are in proximity to accessible country and local kinship. 
 

Sources:  
ABS, 2049.0 Estimating Homelessness, 2016 
Byron Shire Council Street Life in Byron 2017 Project Report 
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC2704276/ 
https://www.redcross.org.au/getmedia/1b7132b1-cd55-4988-8352-cd200350ccb7/Building-the-disaster-resilience-of-the-
homeless_2.pdf.aspx 

 

A3.6 Housing stock and mix 
 

Council is limited in its ability to require developers to build certain types of housing; this is 
largely driven by consumer demand in the housing market. Council’s role in providing 
housing diversity and choice is to: 

- make sure planning controls are ready to respond to shifting demand 
- promote smaller forms of housing in areas where residents benefit from a high stand 

of amenity as well as easy access to shops, services and recreation  
- provide guidance around design of low rise medium density housing types to 

encourage developers to provide choice suited to the community profile and 
expectations. 

The majority of the housing stock in the established urban areas is on land zoned R2 Low 
Density Residential. The single house on a single block is the most common housing type. 
The suburban nature of development patterns in the established areas with ample open 
space has served the community well. Recent new land release development has largely 
continued this pattern; however, the minimum lot size has reduced in some localities to 
400m2 from the past controls of 600m2. In 2016, separate houses were the most common 
housing type in Byron Shire 77%, followed by medium density dwellings 14%, 
caravans/cabins/houseboats 4.5% (683 of dwellings) and high density dwellings 1%. 
Brunswick heads has the highest proportion of 1-2 person dwellings, which is likely due to 
the caravan parks in that area as well as the retirement age population. 

In 2016, dwellings with 3 bedrooms were the most common in Byron Shire accounting for 
38.5% of all private dwellings. Comparison of the number of bedrooms/per dwelling in Bryon 
Shire to the Northern Rivers shows a higher proportion of dwellings with 0-1 bedrooms and a 
lower proportion of dwellings with 4 or more bedrooms. Overall, 23.8% of Shire households 
were in dwellings with 2 bedrooms or less, and 22.7% of 4 or more bedroom dwellings, 
compared with 21.4% and 30.1% for Regional NSW respectively. This is a possible further 
indication of issues around housing affordability, overcrowding and other socio-economic 
factors. 

  

https://www.ncbi.nlm.nih.gov/pmc/articles/PMC2704276/
https://www.redcross.org.au/getmedia/1b7132b1-cd55-4988-8352-cd200350ccb7/Building-the-disaster-resilience-of-the-homeless_2.pdf.aspx
https://www.redcross.org.au/getmedia/1b7132b1-cd55-4988-8352-cd200350ccb7/Building-the-disaster-resilience-of-the-homeless_2.pdf.aspx
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e) secondary dwellings  

Council policy to encourage secondary dwellings as a more affordable form of housing has 
increased opportunities for people living in makeshift dwellings to access more formal 
accommodation such as garages into secondary dwellings. This has been a good outcome 
for peoples’ wellbeing. Table A3.2 summaries by locality the some 500 secondary dwellings 
that have been approved within urban areas since 2011. However, there are ongoing 
compliance issues in ensuring both the principal residence and secondary dwellings are 
being used for permanent residents as opposed to short term holiday rental. 

Table A3.2: Secondary Dwelling Approvals June 2011 – May 2017  

Number of secondary dwelling approvals 
 

Location/Year 2011-12 
# 
 

2012-13 2013-14 2014-15 2015-16 2016-17 
(to May) 

Total for 
locality 

Bangalow 4 3 5 12 20 19 63 
Brunswick Heads 4 5 10 8 10 11 48 
Byron Bay/Sunrise 19 17 18 21 26 19 120 
Mullumbimby 12 7 15 20 26 23 103 
New Brighton 0 0 0 1 3 0 4 
Ocean Shores 9 13 13 19 22 15 91 
South Golden 
Beach 

0 0 4 1 3 2 10 

Suffolk Park 3 8 9 14 20 16 70 
Urban Areas 51 53 74 96 130 105 509 

# (pre policy shift) 

In 2016, Byron Bay and Sunrise had the most diversity in housing. Medium density 
development has gravitated to Byron Bay, pockets of Ocean Shores and Sunrise with new 
models of low rise medium density development emerging such as live/work spaces.  

Dwelling type and bedrooms are important in understanding the residential role and function 
of urban areas. Greater concentrations of medium to higher density dwellings and 2 or less 
bedroom dwellings are likely to attract more young adults, smaller households or empty 
nesters seeking to down size and often in direct competition with the tourist housing market. 
In 2016, the suburb of Bryon Bay, (with over 30% medium to high density and 24% 2 or less 
bedrooms) and Brunswick Heads (UCL1) (with 27% medium to high density and 43% 2 or 
less bedrooms) fitted this profile. In Byron Bay, of all households, 53.7% were family 
households (of which 45 % were couples without children), 33.3% were single person 
households and 12.9% were group households. 
 
In comparison, larger detached or separate dwellings with 3 or more bedrooms are more 
likely to attract families and prospective families. Bangalow (95% separate house and 76.4% 
3+ bedrooms) and Mullumbimby (84% separate house and 64% 3 + bedrooms) fit this 
profile. In Bangalow (UCL1), of all households, 72.4% were family households (of which 67% 
were families with children), 21.7% were single person households and 5.8% were group 
households.  
 

1. Urban Centres and Localities used as suburb includes surrounding rural area 
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f) caravan parks  

Residents are currently living long term in caravans and cabins in Byron Shire caravan 
parks. Emerging trends in the property market have threatened the viability of caravan parks 
as a source of affordable housing. In order to maintain or increase income levels, some 
caravan parks have focused on more profitable short-term tourist opportunities rather than 
traditional long-term housing. The high cost of land and high demand for holiday rental 
further limits this capacity to ‘flag’ new sites for caravan parks as a long term housing for 
permanent residents. This vulnerability of caravan parks to redevelopment pressures, partly 
through market forces and partly as a consequence of public policies suggest alternative 
initiatives of Council to provide a source of long term secure affordable housing would be 
more viable.  

g) setting an appropriate minimum lot size in an R3 Zone 

In the past, the minimum lot size applied to area of R3 Zone land has been inconsistent with 
lot sizes under LEP 2014 clause 4.1E. The consequence is that subdivision such as shown 
in Figure A3.6 for Clover Hill, Bangalow have occurred with lots in an R3 Zone unable to be 
developed for low rise medium density: i.e. development consistent with the intent of the 
zone. As an example the yellow highlighted lot is less than 600m2. 

It is considered that in going forward any new areas zoned R3 have a minimum density 
target applied where a certain proportion of lot sizes are required to deliver low rise medium 
density development. 

 

 
 
Figure A3.6: Example of inconsistency of minimum lots sizes in R3 Zone  
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A3.7 Tenure and financing models 
 

Council can influence housing choice, diversity and equity by encouraging innovation and 
and less traditional housing forms. In January 2008, Judith Stubbs & Associates, 
commissioned by Byron Shire Council, prepared an affordable housing strategy to identify 
strategies. 

This work identified scope for partnerships on Council-owned land and potential sites that 
may be developed by Council acting alone or in partnership with a private and/or community 
sector partner to provide x % that will be dedicated to affordable rental housing depending 
on amount of equity it decides to invest. Such sites could also be ‘recipient’ sites for 
resources created through planning incentives. 

Building on this work, the Housing Summit and Roundtable sought to progress measures 
around the housing delivery and to address the challenges around available land, funding for 
developments that do not fit their typical funding criteria and tenure structures. A number of 
the emerging responses to complement these new residential forms are summarised below:  

- Community Land Trusts (CLT): a form of common land ownership where land is 
held by a private non-profit entity and leased on a long term basis to members of the 
community or other organisations. Buildings and services on that land are then held 
as owned or leased properties by residents, businesses and/or other community 
housing providers. Ground leases are inheritable, and properties on leased land can 
be bought and sold at prices determined by a resale formula. This arrangement can 
offer many of the widely acknowledged benefits of home ownership, including 
resident control over a dwelling, security of tenure and transfer of occupancy rights, 
and the potential for asset-based wealth building. Further, this arrangement provides 
housing that is affordable to residents, whether buying or renting and which remains 
affordable for subsequent residents. Affordability is retained most commonly through 
a locally-determined resale formula contained within the ground lease. (1.)  

Byron Council is a founding member of the Byron Community Land Trust. 
 

- Shared equity and dual mortgage ownership: this includes CLTs, various 
forms of housing cooperatives, dual mortgage schemes and co-ownership 
schemes. These can involve government or community housing providers as 
equity partners with the housing resident.  

- Not-for-profit company: managing long term social and affordable housing 
for people with special needs and residents with low and moderate incomes. 

Byron Council has facilitated this approach with the North Coast Community Housing 
Company Ltd (NCCH) who are currently involved in the delivery of housing on 
discharged Council land in Station Street, Mullumbimby.  
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- Housing cooperatives: residents are members of the mutual/cooperative. They 
are able to combined market ownership and affordable rental units within a single 
development.  

- Redundant lands and air space above Council car parks: Kyme Place 
Rooming House project, City of Port Phillip Council Victoria, is an example of one 
Council’s initiative to finding ways to supply affordable housing options for lower 
income members of the community affected by rising housing costs. Council 
undertook a site assessment to evaluate any opportunities to redevelop 
underutilised Council land holding and deliver affordable housing, in high land 
value areas close to transport and services. This work resulted in the 
redevelopment of a car park to include affordable housing. (Source: the Leichardt City 

Council draft Housing Action Plan) 

Byron Shire Council is in the process of working with the community to redevelop the old 
Mullumbimby hospital site, which is aniticpated to include afffordable housing. 

 

- Negotiated Planning Agreements, Inclusionary zones and value capture: a 
number of Sydney Metropolitan Councils’ in response to a growing affordable 
housing crisis have developed policy frameworks aimed at delivering affordable 
housing through their planning instruments or in connection with rezoning and 
value capture mechanism. The City of Sydney, and the City of Willoughby 
covered by SEPP 70 (Affordable Housing) have an affordable housing program 
based on inclusionary zoning and land value capture.  

Byron Shire Council is in the process of preparing a SEPP 70 scheme. 
 

Barangaroo, located on Sydney Harbour, is an example of a negotiated planning 
agreement. The City of Sydney lobbied the NSW Department of Planning and 
Environment for 10% of the all-new resident’s dwellings on the site to be 
dedicated for affordable housing. This resulted in an agreement with the 
developer Lend Lease to provide at least 2.3% of the residential floor space for 
affordable housing principally targeted towards key workers. (Source and more 
reading: https://www.innerwest.nsw.gov.au/live/community-well-being/affordable-housing ) 

Byron Shire Council is currently exploring the use of negotiated planning agreements 
under the accessible housing project.  

 

- Aboriginal people housing initiatives:  a report into Community Land Trusts 
and indigenous housing options by the Australian Housing and Urban Research 
Institute UNSW-UWS Research Centre (2012) identified that there is 
considerable interest in Australia in increasing home ownership rates among 
Aboriginal people and Torres Strait Islanders.  The report identifies a core 
challenge is the existing Indigenous land tenure systems. Council via strategy 
Direction ‘2.1 Enable opportunities for innovative new residential forms and 

https://www.innerwest.nsw.gov.au/live/community-well-being/affordable-housing
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models that give a sense of place, promote environmental stewardship and 
encourage social, economic and cultural diversity and equity’, supports 
opportunities to be more involved in the securing of land to enable community 
housing suited to the facilitating living on and connecting to Council for the 
Bundjalung people.  

  
1.  Descriptions take from: Community Land Trusts and Indigenous housing options authored by Louise 
Crabtree, Hazel Blunden, Vivienne Milligan, Peter Phibbs and Carolyn Sappideen, with Nicole Moore for 
the Australian Housing and Urban Research Institute UNSW-UWS Research Centre March 2012 AHURI 
Final Report No. 185  

 

A3.8 Local area profile and data catchment maps  
 

This strategy relates to the towns and villages of Bangalow, Brunswick Heads, Ocean 
Shores and environs, Mullumbimby, Byron Bay and environs. The strategy provides a 
framework to guide decisions for managing urban growth to 2036. For a number of these 
urban areas a settlement strategy is in place. To help understand past and future directions, 
the following provides snapshot of the planning, populations and housing profile for each 
local area over the last 15 years. It also provides a summary of the potential development 
areas and projected population and housing as provided in the draft strategy.  

For the purpose of the Residential Strategy - Table 1 data and the 2016 profiles, the 
Australian Bureau of Statistics (ABS) Census 2016 statistical areas have been aggregated to 
generate a ‘catchment areas’ that broadly include the established areas and immediately 
surrounding peri-urban or rural land for purposes of planning and infrastructure delivery.  

Maps showing these statistical areas and the aggregate boundary are at the end of this 
Appendix. 
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Bangalow – changes over the last 15 years 
 
Census data set                     2001  2016  Housing Diversity 

Town population                           1225  
 

1780 Census Year  
(data set)                     

2001 
UCL103600 

2016  

Community Profile Private dwellings 492  745  

Male/Female ratio 50/50 48% / 52% Occupied 92 % 90% 

Median age N/A 43 Separate house 93% 94%    

Over 55 years 22 % 27 % Semi-detached, row 
or townhouse 

3.1% 2.3% 

Average household 
size 

2.6 
persons 

2.6 Flat or apartment 1% 1.4% 

Family households 73.7% 73% Other dwelling 2.6% 0.4% 

Lone person 
households 

17.9% 21%  Secondary dwellings 
(2011- 2018) 

N/A 60 
approvals 

Group households 4.6% 6% Rental dwellings 29% 21% 

Median weekly 
household income N/A $1,401 Average motor 

vehicles/dwelling  
N/A 1.9 

Households in 
housing stress N/A 15% Bedrooms/dwellings N/A Av 3.2 

bed 
Rental households 
in housing stress N/A 40% 

1 bedroom/bedsit 
 

12.4% 

Housing stress is often described as paying more than 
30% of household income in mortgage or rental 
repayments and associated housing costs. 

2 bedrooms  
49.1% 

3 or more  
39% 

 

 

Settlement 
strategy area 

7 
22 lots 

Settlement 
strategy area 

4  
50 lots  

Settlement 
strategy area 6   

45 lots 

Pacific Highway 
realigned 
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The Future – Potential housing supply land to 2036 
 

 
 

Projected population as at 2036 2525  
Estimated additional residents 747  
Estimated additional homes total  311  

  
Potential source of land for housing  Estimated number of additional 

dwellings 
Supplied dwellings 2016 -18 35 

 Vacant land / in pipeline  122 
 New Release   
- Ballina Road 15 
- Rankin Court 22 
 Infill potential – existing development approval 

path 
17 

 Infill potential – possible code 1. 100 
 

1. Based on a state government standard of a minimum 600m2 lot size for manor houses. 
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Brunswick Heads – changes over the last 15 years  
Census data set                     2001  2016  Housing Diversity 

Town population                           1860 1630 Census data set                     2001 2016 

Community Profile Private dwellings 1013  1070 

Male/Female ratio 50/50 47% / 53% Occupied 89.6 % 86% 

Median age N/A 50 Separate house 47.5% 56%    

Over 55 years 37 % 41% Semi-detached, row 
or townhouse 

2.9% 8.7% 

Average household 
size 

2.6 
persons 

2 Flat or apartment 24.7% 20% 

Family households 48% 54% Other dwelling 25% 13% 

Lone person 
households 

39% 40%  Secondary dwellings 
(2011- 2018) 

N/A 48 
approvals 

Group households 3.3% 6% Rental dwellings 40% 28% 

Median weekly 
household income N/A $844 Average motor 

vehicles/dwelling  
N/A 1.7 

Households in 
housing stress N/A 19% Bedrooms/dwellings N/A Av 3 bed 

Rental households 
in housing stress N/A 47% 

1 bedroom/bedsit 
 

15.5% 

Housing stress is often described as paying more than 
30% of household income in mortgage or rental 
repayments and associated housing costs. 

2 bedrooms  
24.5.6% 

3 or more  
52% 

 

 
 

Area zoned to 
R3.  

Approx. 50 
dwellings  

 

163 lots 
approval granted  

- work yet to 
commence 
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The Future – Potential housing supply land to 2036 
 

 

Projected population as 
at 2036 

2372 

Estimated additional 
residents 

742  

Estimated additional 
homes total  

310  

Potential source of land 
for housing  

Estimated 
number of 
additional 
dwellings 

Supplied dwellings 2016 -18 39 

 Vacant land / in pipeline  213 

 Infill potential – existing 
development approval 
path 

2 

 Infill potential – possible 
code1. 

65 

 
Based on a state government standard of a minimum 600m2 lot size for manor houses under the Low Rise 
Medium Density Code
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.Mullumbimby - changes over the last 15 years  
Census data set                     2001  2016  Housing Diversity 

Town population                           2990  3781 Census data set                     2001 
UCL156600 

2016  

Community Profile Private dwellings 1276 1487 

Male/Female ratio 46/53 46% / 53% Occupied 93.2 % 90% 

Median age N/A 46 Separate house 91.4% 88.6%    

Over 55 years 27 % 27.6 % Semi-detached, row 
or townhouse 

1.3% 2.3% 

Average household 
size 

2.5 
persons 

2.4 Flat or apartment 5.6% 5.8% 

Family households 67.1% 65% Other dwelling 1.7% 1.7% 

Lone person 
households 

26.1% 30%  Secondary dwellings 
(2011- 2018) 

N/A 100  
approvals 

Group households 2.9% 5% Rental dwellings 26.7% 23% 

Median weekly 
household income N/A $998 Average motor 

vehicles/dwelling  
N/A 1.7 

Households in 
housing stress N/A 19% Bedrooms/dwellings N/A Av 3.2 bed 

Rental households 
in housing stress N/A 60% 

1 bedroom/bedsit 
 

5.1% 

Housing stress is often described as paying more than 
30% of household income in mortgage or rental 
repayments and associated housing costs. 

2 bedrooms  
15.4% 

3 or more  
48.7% 

 

  

Settlement 
strategy area 7: 
part zoned to R2    

 

Settlement 
strategy area 6: 
part zoned to R2    

100 lots 
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The Future – Potential housing supply land to 2036 
 

 
 

 
Projected population as at 2036 5744 
Estimated additional residents 1973 
Estimated additional homes total  816  

  
Potential source of land for housing  Estimated number of additional 

dwellings 
Supplied dwellings 2016 -18 37 

 Vacant land / in pipeline  183 
 New Release   
- 71 Main Arm Road 18 
- 3 Poplar Street 10 
- 1660 Coolamon Scenic 85 
- 1B Ann street 175 
- 75 New City Road 57 
 Infill potential – existing development approval 

path 
32 

 Infill potential – possible code1. 120 
 
1. Based on a state government standard of a minimum 600m2 lot size for manor houses under the Low 

Rise Medium Density Code 
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Byron Bay and environ – changes over the last 15 years  
Census data set                     2001  2016  Housing Diversity 

Town population                           9184 9223 Census data set                     2001 2016 

Community Profile Private dwellings 4339 4738 

Male/Female ratio 49/51 48% / 52% Occupied 86 % 83% 

Median age 42 41 Separate house 60% 67%    

Over 55 years 20 % 31 % Semi-detached, row 
or townhouse 

27% 17% 

Average household 
size 

2.2 
persons 

2.4 Flat or apartment 7% 11% 

Family households 47% 60% Other dwelling 6% 4.2% 

Lone person 
households 

23% 31%  Secondary dwellings 
(2011- 2018) 

N/A 190 
approvals 

Group households 10% 9% Rental dwellings 40% 28% 

Median weekly 
household income N/A $1,324 Average motor 

vehicles/dwelling  
1.5 1.7 

Households in 
housing stress N/A 10% Bedrooms/dwellings N/A Av 3 bed 

Rental households 
in housing stress N/A 26 -39% varies 

on locality 

1 bedroom/bedsit 
 

7.4% 

Housing stress is often described as paying more than 
30% of household income in mortgage or rental 
repayments and associated housing costs. 

2 bedrooms  
17.6% 

3 or more  
71% 

 

  

Settlement 
strategy area 2 

West Byron 
710 dwellings 

Habitat – 
Live/work  

214 dwellings 

Byron Town Centre 
bypass underway 

 dwellings 
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The Future – Potential housing supply land to 2036 
 
 

 
 

 

 
Projected population 
as at 2036 

12078 

Estimated additional 
residents 

2855 

Estimated additional 
homes total  

1190 

  
Potential source of 
land for housing  

Estimated 
number of 
additional 
dwellings 

Supplied dwellings 
2016 -18 

71 

 Vacant land / in 
pipeline  

 

- Habitat 152 
- West Byron 650 
 New Release 20 
 Infill potential – 

existing 
development 
approval path 

52 

 Infill potential – 
possible code1. 

244 

 
1. Based on a state government standard of a minimum 

600m2 lot size for manor houses under the Low Rise 
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Ocean Shores, New Brighton & South Golden Beach: changes over 
the last 15 years  
 

 

Census data set                     2001  2016  

Town population                           
 

4924 6298 

Community Profile 

Male/Female ratio 49/51 48% / 52% 

Median age 41 43 

Over 55 years 28 % 27 % 

Average household 
size 

2.4 
persons 

2.3 

Family households 70% 65% 

Lone person 
households 

22% 29%  

Group households 4% 6.5% 

Median weekly 
household income N/A $1,130 

Households in 
housing stress N/A 16% 

Rental households in 
housing stress N/A 45% 

Housing stress is often described as paying more than 
30% of household income in mortgage or rental 
repayments and associated housing costs. 

Housing Diversity 
Private dwellings 2302 2966 

Occupied 89 % 89% 

Separate house 86% 86%    

Semi-detached, row 
or townhouse 

6.5% 6.5% 

Flat or apartment 6.5% 5.6% 

Other dwelling 1% 0.4% 

 Secondary dwellings 
(2011- 2018) 

N/A 105 
approvals 

Rental dwellings 26.5% 25% 

Average motor 
vehicles/dwelling  

 1.7 

Bedrooms/dwellings N/A Av 3.2 bed 

1 bedroom 
 

4.5% 

2 bedrooms 
 

15% 

3 or more 
 

78% 

Pacific Highway 
realigned and 

upgraded 

Land zoned R3 
Medium Density 

Residential 
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The Future – Potential housing supply land to 2036 
 

 

Projected 
population as at 
2036 

7016 

Estimated 
additional 
residents 

663  

Estimated 
additional homes 
total  

318  

  

Potential source of 
land for housing  

Estimated number 
of additional 
dwellings 

Supplied dwellings 
2016 -18 

63 

 Vacant land / in 
pipeline  

21 

 Infill potential – 
existing 
development 
approval path 
 

14 

 Infill potential – 
possible code 1. 

220 

 
2. Based on a state government standard of a minimum 600m2 lot size for manor houses. 
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 Statistical Catchment Maps 

 

Bangalow  

 

 

 

 

Mullumbimby  
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Brunswick Heads  

 

 

 

Ocean Shores – South Golden Beach  
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Byron Bay – Sunrise  

 

 

 

Suffolk Park  

  




