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8rATBMENT OF AlMS AND OBJBCTIVBS 

The purpose of this statement of aims and objectives is to provide a framework 
for the overall development of the Byron Shire Local Environmental Study and the 
ensuing Local Environmental Plan. 

The policy recommendations which have arisen from this study and are discussed 
throughout the Working Papers and summarised in this document were developed 
in order to achieve the following aims and objectives. These aims and objectives 
are presented for discussion as the aims and objectives to be incorporated into the 
Local Environmental Plan. 

Aims 

• 

• 
• 

To enhance and protect the economic, cultural, social and general 
welfare of the people of the Shire; 

To enhance and protect the natural and economic amenities of the Shire; 

To provide guidance to the community of the manner in which growth 
and change are proposed to be managed and to the private sector in 
terms of future growth and development opportunities. 

Objectives 

A. Administrative 

AI. Promote resident and developer confidence through consistent and 
positive development control of the Shire. 

A2. 

B. 

B1. 

B2. 

B3. 

B4. 

BS. 

Develop a set of planning policies that are easily understood and capable 
of implementation and consistent application. 

Urban Areas 

Consolidate existing urban areas. 

Direct the orderly and economic expansion of existing urban areas, 
having regard to the provision of basic public utility facilities and 
general community facilities. 

Ensure that any expansion of the urban area does not endanger areas of 
environmental significance or take place on flood prone land or unstable 
land unless such problems can be satisfactorily overcome. 

Encourage new residential development that will maximise housing 
choice. 

Encourage a high standard of urban amenity and alleviate existing 
amenity problems where such exist. 

() 
I 

I 
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C. 

Clo 

C2. 

C3. 

D. 

D1. 

D2. 

E. 

Elo 

E2. 

E3. 

F. 

Flo 

F2. 

F3. 

F4. 

Commerce and Industry 

Consolidate and encourage the expansion of existing commercial 
centres. 

Provide for the establishment of regional and district facilities in highly 
accessible locations to complement existing commercial centres. 

Provide adequate land in appropriate locations for all forms of industrial 
use in areas accessible to the Shire's population. 

Community Advancement 

Ensure the adequate provision of community facilities and support 
services in all developed areas of the Shire. 

Protect and enhance items of cultural or historic significance. 

Rural Lands 

Maximise the potential productivity of rural lands while at the same 
time ensuring that demand for other land uses such as hobby farms, rural 
residential and tourist uses are satisfied. 

Protect and enhance the scenic, ecological and economic resources of 
the Shire. 

Accommodate changing trends in lifestyles. 

Transport and Communication 

Create a functional road system to enable people and goods to move 
throughout the Shire conveniently and safely. 

Encourage efficiency in the use of the existing road hierarchy. 

Ensure that provision is made for adequate car parking in suitable 
locations to service major traffic generators. 

Facilitate the free movement of pedestrians and bicycles within the 
urban areas of the Shire. 

G. Tourism 

01. 

G2. 

Protect and enhance the natural resources of the Shire to the benefit of 
the tourist industry. 

Provide for the provision of a wide range of tourist and entertainment 
facili ties. 
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1. INTRODUCfION 

Terms of Reference 

On 1st July, 1981, Byron Shire Council resolved to prepare a Local 
Environmental Plan for the whole of Byron Shire in accordance with 
Section 54 of the Environmental Planning and Assessment Act, 1979. 

The preparation of such a plan is preceded by the preparation of an 
Environmental Study. The Study provides a background and context for 
the preparation of the Plan and outlines the objectives of Council in 
preparing it. . 

Planning Workshop Pty Ltd was appointed by Council in November, 1982 
to undertake the Study and prepare the Plan. 

This document is a summary of the Environmental Study prepared as the 
first step towards the preparation of a new Local Environmental Plan for 
the Shire. The Environmental Study itself consists of a series of 12 
Working Papers plus this summary document. The 12 Working Papers are 
as follows: 

1. Demography 
2. The Economy 

.. 3. Natural Environment 
- 4. Man-Made Environment 
" 5. Demand for Rural Land 

6. Heritage 
7. The Community 
8. Tourism 
9. Traffic and Parking 
10. High Rise Building Study 

: 11. Urban Land Needs Assessment 
< 12. Growth Strategies 

The basic objective of the Environmental Study as· a basis for the 
preparation of future Local Environmental Plans is to develop a strategy 
for the overall growth and development of the Shire. Future rezonings 
can thus be assessed on the basis of this overall strategy. 

The terms of reference of the Study were determined by: 

* 

* 

* 

The legal requirements of the· Environmental Planning and 
Assessment Act, 1979. 

The Study Brief issued by Council. 

Specifications issued by the Department of Environment and 
Planning gazetted on the 11th December, 1981 (see Appendix n. 

The ultimate objective of Council's action is to prepare a legal 
mechanism by which the future development of the Shire could be 
directed in an integrated, orderly and efficient manner. This mechanism 
is to be a Local Environmental Plan which would replace the existing 
instruments, Interim Development Order No. 1 (Shire of Byron) and 
Interim Development Order No.1 (Municipality of Mullumbimby). 

1 
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The need to substantially revise and integrate these·:existing planning 
instruments was seen to arise from: 

* the amalgamation of Byron Shire with the Municipality of 
Mullumbimby; 

* the recent enactment of the Environmental Planning and 
Assessment Act, 1979, providing a new planning framework and 
the opportunity for Councils to take an increasingly important 
and more active role in the environmentally sensitive and 
economically sound development of the local area, and providing 
a new legal framework for updating and improving the existing 
prescribed scheme; 

* the rapid growth of the Shire necessitating a review of the 
existing urban structure of the town and the identification of 
areas for future industrial, commercial and residential growth. 
The intensity of these growth pressures has been increased by the 
possibility of coal mining developments in the Gunnedah area. 

The Local Environmental Plan is the direct equivalent of the town and 
country planning schemes and interim development orders previously 
under the Local Government Act (1919 as amended), Sections 24 - 36 of 
the Environmental Planning and Assessment Act set out the legal 
requirements of Local Environmental Plans. 

The basic purpose of a Plan is: 

"(a) to encourage -

(i) the proper management, development and 
conservation of natural and man-made 
resources, including agricultural land, natural 
areas, forests, minerals, water, cities, towns 
and villages for the purpose of promoting the 
social and economic welfare of the 
community and a better environment; 

(ii) the promotion and co-ordination of the 
orderly and economic use and development of 
land; 

(iii) the protection, provision and co-ordination of 
communication and utility services; 

(iv) the provision of land for public purposes; 

(v) the provision and cO-:ordinalion of community 
services and facilities; and' 

(vi) the protection of the 'environment; 

'" 

, ~.' 
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(b) to promote the sharing of the responsibility for 
environmental planning between the different levels 
of government in the State; and 

(c) to provide increased opportunity for public 
involvement and participation in environmental 
planning and assessment." 

The matters that the Plan may cover are: 

"26. . Without affecting the generality of section 24 or 
any other provision of this Act, an environmental 
planning instrument may make provision for or with 
respect to any of the following:-

(a) protecting, improving or utilising, to the best 
advantage, the environment; 

(b) controlling (whether by the imposing of· 
development standards or otherwise) development; 

(c) reserving land for use for the purposes of open 
space, a public place or public reserve within the 
meaning of the Local Government Act, 1919, a 
public cemetery, a public hospital, a public railway, 
a public school or any other purpose that is 
prescribed as a public purpose for the purposes of 
this section; 

(d) controlling the demolition of buildings or works; 

(e) 

(f) 

(g) 

(h) 

protecting or preserving trees or vegetation; 

controlling any act, matter or thing for or with 
respect to which provision may be made under 
paragraph (a) or (e); 

controlling advertisements within the meaning of 
section 510 of the Local Government Act, 1919; and 

such other matters as are authorised or required to 
be included in the environmental planning 
instrument by this or any other Act." 

In summary it should be pointed out that the ultimate aim of the Local 
Environmental Plan is to control development in the most desirable 
fashion. It gives Council the powers to approve desirable developments 
and to disallow undesirable or unwanted developments. Furthermore, it 
designates areas most suitable for particular uses. 

3 
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The Legislative Planning Process 

The preparation of Environmental Studies and Draft Local 
Environmental Plans is basically a legal process, the requirements for 
which are outlined in the Environmental Planning and Assessment Act, 
1979. Broadly the steps involved in this formal procedure are: 

* 

* 

* 

* 

* 

* 

* 

Council resolves to prepare a Local Environmental Plan: and 
notifies the Department of Environment and Planning. 

Preparation of an Environmental Study: The LocaI Environmental 
Study is prepared prior to the Local Environmental Plan. It gives 
wide and detailed consideration of the physical, economic and 
social attributes of the area and develops the most appropriate 
forms of future development of the area. In essence, it provides 
background information and a context for the preparation of a 
Local Environmental Plan. This document is a summary of the 
Local Environmental Study. 

Exhibition of Environmental studies: Once a study has been 
adopted by Council it is then placed on public exhibition together 
with the requirements of the Department of Environment and 
Planning. The study is exhibited for a minimum period of one 
month and the public is invited to make submissions on the study 
during that time within the context of the guidelines and 
directions issued by the Department. 

Formulation of Aims, Objectives, Policies and Strategies: 
Following the exhibition of the Study and consideration of public 
submissions, Council will adopt and give public notice of the aims, 
objectives, policies and strategies which it intends to apply to the 
Local Environmental Plan. 

Preparation of a Draft Local Environmental Plan: From the 
above, Council then has prepared a Draft Local Environmental 
Plan which consists of a land use zoning map and a written legal 
statement. This legal document implements the 
recommendations of the study and is designed to encourage 

. appropriate forms of development in appropriate locations and 
outlines various controls on the use of land. 

Certification by the Department of Environment and Planning: 
Once the Draft Local Environmental Plan is prepared, it is sent 
with the study and the submissions to the Director of the 
Department of Environment and Planning for approval for 
exhibition. Once this approval is 'given by way of a certificate 
from the Director, the Draft Local Environmental Plan can then 
be used as a basis for determining development applications. 

Exhibition of the Draft Local Environmental Plan: The Draft 
Local Environmental Plan is also exhibited for public comment. 
Such comment is usually of a more specific nature relating to 
details of the Plan. 
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* Gazettal of the Local Bnvironmental Plan: . After the exhibition 
period, the Plan, public submissions and letters of compliance 
with state policies and Ministerial Directions are sent to the 
Department for presentation to the Minister for gazettal. 

Public Participation and Consultation Procedures 

Thus, the new legislative planning procedures provide for a high level of 
community involvement and comment on the Plan during the stages of 
its preparation as well as in its final form. 

. Specifically, the legislation embodied in the Act provides for public 
participation at two points: 

* . after the Environmental Study has been prepared; 

and· again 

* after the Draft Local Environmental Plan has been prepared and 
certified by the Director of the Department of Environment and 
Planning. 

Thus, two opportunities for exhibition or viewing of the proposals at 
varying stages of formulation are provided, and likewise, two 
opportunities for members of the public to make formal comments on or 
objections to these proposals. . 

Various other means of gaining public involvement in the formulation of 
the plan were also employed during the process of preparation of the 
Byron Shire Environmental Study: 

*. 

* 

* 

* 

A series of meetings were held by the Consultants with both 
individual residents and organisations of urban centres and rural 
areas of the Shire. These generated useful comment on the 
various concerns and desires of many different sectors of the 
community of the Shire. 

A Community Attitude Survey was prepared by the Consultants 
and disseminated to all ratepayers and as many other residents of 
the Shire as possible •. This contributed valuable information on 
community interaction patterns and needs, as well as the attitude 
of a very large proportion of the residents of the Shire to various 
issues of concern within it. 

A Visitor Survey was conducted of tourists visiting the Shire 
during the month of January, 1983. This provided invaluable 
behaviour and attitudinal information on one of the Shire's main 
industries. 

Interested members of the public were invited to make written 
submissions to the Study. These were each considered by the 
Consultants. 

The information and attitudes generated from each of the above were 
assessed and taken into consideration by the Consultants where 
appropriate in the preparation of the Study and its strategies. 

5 
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Likewise, public comment which arises from the exhibition period of the 
Study will be taken into account in the preparation of the Plan. Further, 
in association with this exhibition period, a series of public meetings will 
be held which will further enable the attitudes of residents of the Shire 
to be conveyed to the Planners. 

In undertaking the study, a large number of government departments 
were 'consUlted for information of relevance to the plan: Where feasible, 
the recommendations of these. departments have been incorporated into 
the plan. . . 
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2. 

2.1 

2.2 

POPULATION GROWfH AND STRUcrURH 

Past Rates of Growth 

One of the most important reasons for the need to review the current 
planning controls in Byron Shire and to prepare an overall strategy for 
future growth has been the rapid increase in the Shire's population 
growth since the early seventies. Important features of this growth 
include: 

* 

I * 

* 

* 

* 

Population growth in Byron Shire over the years up to 1976 were 
typical of the stable trends on the North Coast with immigration 
of young people, a general rural urban drift. 

A strong net immigration to the Shire, beginning in the early 
seventies and accelerating up to the early 1980's. Between 1976 
and 1981,86 percent of population growth was migration based. 

An acceleration in the rate of growth from -0.47 percent from 
1966-71 to 7.16 percent from 1976-81. 

Within the Shire there has been a significant change in the 
distribution of growth. The traditional population decline in rural 
areas has been reversed. Between 1976 and 1981, rural areas 
grew by 9.21 percent compared with 6.03 percent for the towns. 
Rural areas increased their share of total population from 34.3 
percent to 37.7 percent. 

In absolute terms, population growth between 1976 and 1981 has 
been: 

Urban Areas 
Byron Bay 
Suffolk Park 
Mullumbimby 
Brunswick Heads 
Bangalow 
Ocean Shores 

Rural Areas 

Total Shire 

662 
443 
206 
476 

43 
503 

2,071 

.4,510 

Social Structure 

The most noticeable demographic features of Byron Shire are 
1 summarised in Table 2.1. 

7 



Table 2.1: Summary - Social Structure of Byron Shire 

FEATURE AGE STRUCTURE FAMILY TYPE SEX RATIO ETHNICITY ." 
r-
l> 

SHIRE • High and increasing proportion of • Reflects Richmond-Tweed • Tendency toward male • Significantly higher :2 
children 0-4; Statistical Division averages but dominance in contrast proportions of :2 

• Less children 5-14 than expected in varies from.State; to Richmond-Tweed Australian born than in -
an LGA of the Richmond-Tweed • Low proportion of thead only' Statistical Division and NSW. although similar :2 
Statistical Division; families; NSW. proportion to Ci) • A low and dropping proportion of • Low proportion of divorced, Richmond-Tweed 
youths 15-19; widowed, separated persons; Statistieal Division; ~ • A higher proportion of people over • High proportion "now marriedll • Relatively few 
65 years than either the Richmond- people; aboriginal inhabitants. 0 Tweed Statistical Division or NSW. • High proportion "head and spouse :IJ only" families; 

• Overall low proportion of extended ,.:: 
families. (I) 

URBAN CENTRES • Relatively low proportions of • Generally higher proportion of single • More likely to be N/A l: 
population 0-4 compared with rural person families than in rural areas; female than male 0 
areas; • High proportions of head and spouse dominated. ." • Larger urban centres declining in only familIes; 
proportions of children 0-4; • Low proportion typical family ~ • Relatively low but increasing groups; 
proportions of children 5-14 with • High absolute but low relative 
exceptions; number extended family groups. 

• Relatively low proportions of 
population 20-64; 

• High proportions of population over 
65. 

RURAL AREAS • Relatively high proportions of • Generally high proportions of head • More likely to be male N/A 
children 0-4; and dependent only families; than female dominated 

• Relati vely high proportions of • Low proportions head and spouse with exceptions. 
chndren 5-14; only families; . 

• Relati \/ely high proportions of • High proportion typi!'8l family 
population 20-64; groups; 

• Low proportions of population over • High relative number extended 
65. fam fly groups. 

- - - - - - - - - - - - - - - - - - - -
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Table 2. J.: Summary - Soeial Structure of Byron Shire (cont'd) 

SHIRE 

URBAN 

RURAL 

USUAL RESIDENCE 

• Indications of greater mObility of population 
than that of Richmond-Tweed Statistical 
Division or NSW; 

• Low proportion of residents at usual 
residence at census; 

* High proportions of respondents from other 
state, LOA or country; 

• Low proportion of residents at same address 
as 1980 (high propor\ion had been in another 
LOA, state or country; 

• Low proportion of residents at same address 
in 1976 (high proportion had been in another 
LOA, country or state compared to 
Richmond-Tweed Statistical Division but not 
NSW. 

• Same trends as above in coastal urban 
centres; 

• Significantly higher absolute influx of 
residents from outside the area since 1976 
than in rural areas; 

• Significantly higher absolute influx of 
residents from outside the area since 1976 
than in rural areas. 

• Greater stability of population in urban areas 
except coastal region; 

• Very high proportions of residents at usual 
residences; 

• Low proportions of residents from other 
LGA '5, states or countries; 

• Proportion of residents at same address in 
1980 higher than urban average; 

• Proportion of residents at same address in 
1976 lower than urban average; 

• Significant influx of population from other 
LGA '5, states and countries between 1976-
1980; 

• Low proportion of new residents from other 
parts of the Shire. 

OCCUPATIONAL 
DlST RUB UTIO N 

• Closely resembles Richmond-Tweed 
Statistical Division pattern; 

• Shows strong differences to NSW; 
• Low but increasing proportion of white collar 

workers; 
• 'High but falling proportions of people in 

mining; " 
• Slightly low but increasing proportion of 

production/process workers/tradesmen; 
• Low and stable proportion of people in 

service industries; 
• High "other" ca,tegory. 

• Urban areas contain 60 percent of employed 
residents; 

• Other than 3 major centres, no urban centre 
contains" over 5 percent of employed persons 
of Shire; 

• All larger urban centres loot relative position 
in last 5 years; 

• Smaller urban centres all increasing relative 
share of employed persons except Bangalow; 

• Contained high white collar proportions; 
• Larger urban centres contain the highest 

proportions of production workers/ 
tradesmen. 

• Rural areas contain 40 percent of employed 
residents; 

• Rural areas increased share of employed 
persons over last 5 years; 

• Focus for farming activities, employing 30 
percent of employed persons, although this 
proportion is decreasing. 

.' 

- - - -
INCOME 

• Substantially lower income distribution than 
the Richmond-Tweed Statistical Division or 
NSW; 

• Large proportion of households with income 
less than the average poverty line ($8,000); 

• Large proportion of households with incomes 
$8,001-$15,000; 

• Low proportions of households earning above 
$12,000; 

• Less than half the expected number of 
households earning over $22,000. 

• A higher number of residents than average on 
incomes below $8,000; 

• A fairly high number of residents earning 
$8,001-$15,000. 

• High proportions of households earning 
$15,001-$22,800 and over $22,000. 

• Some regions with high proportions of 
households in the low income group (but not 
as low as Mullumbimby or Brunswick Heads). 
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Table 2.1 Summary - Social Structure of Ryron Shire (cont'd) 

SHIRE 

URBAN 

RURAL 

- -

GOVERNMENT BENEFITS 

* High proportion of unemployment, sickness 
and aged persons pensions received. 

N/A 

N/A 

- - - -

WELFARE VEHICLE AVAILABILITY 
ACCOMMODATION 

* 52 Housing Commission dwelling houses built, • Generally high. 
and 33 aged persons uni ts. 

• Significant use of caravan perks for 
permanent accommodation. 

• All in urban,areas. * Varying car availability, but lower than rural 
areas. 

* None in rural areas. * Relatively high car availability overall. 

- - - - - - - - - -
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2.3 

The total picture presented is of a community of distinct heterogeneity, 
spanning the complete range of societal groups from the most elite and 
mobile, to those most disadvantaged by virtue of socio-economic status; 
access to facilities and services,age, employment or occupational 
status. 

Poverty or social disadvantage does not appear concentrated in either 
rural area or urban centre although, in terms of numbers, the greatest 
agglomerations occur in the ttu"ee main urban centres of the Shire. The 
unemployed and those subsisting below the poverty level are not limited 
to urban areas however, and tend, unlike the rural elite, to seek the 
more isolated rural regions of the Shire. The problems of inaccessibility 
experienced by such groups are somewhat masked by aggregated 
statistics. 

The Shire is relatively young, particularly the rural areas, the proportion 
of children aged 0-4 being high and increasing. At the other end of the 
scale, the Shire has also been sought by a high proportion of retired 
persons over 65 years of age. These have concentrated in the urban 
centres. The population is predominantly Australian in ethnic origin. 

These characteristics are relatively recent in origin. The high growth 
rates of the Shire which have been experienced in recent years have 
brought with them this new population, from all parts of the State and 
country. The newcomers have settled largely in the coastal belt, both in 
the urban centres and in the undulating rural lowlands, significantly 
changing the characteristics of the Shire's social structure, and 
imparting on it a new dimension of vitality and growth. 

Population Projections 

The assessment of future population levels is one of the most important 
aspects of a forward planning study. Many decisions on which planners 
must provide advice are related directly to population projections. Most 
land use decisions such as housing needs, residential land, schools, open 
space, community facilities etc. are derived from population estimates. 

Demographers can predict with reasonable accuracy population growth 
due to natural factors. It is much more difficult to predict population 
growth in areas where migration makes up a large part of the population 
growth as is the case on the north coast. Techniques for predicting 
population growth at the local level (Shire wide level or smaller), must 
differ from the techniques used at the national, statewide or even 
regional level. There is a greater need for qualitative input to identify 
those factors affecting migration and population growth. 

It is unfortunate therefore, that at the local level where population 
projections are most useful for planning purposes, they are also most 
difficult. 

Population projections for Byron Shire have been prepared, based on an 
assessment of past rates of growth, regional population projections and 
likely development trends in the Shire. A range of projections for the 
urban centres and rural areas have been prepared. The most likely 
projection used as a basis for the present strategic planning exercise is 
shown below. 

11 
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Table 2.2: Future Growth of Byron Shire - Projection 3: :Most Likely 
Growth Option 

1976 1981 1986 1991 1996 2001 

Byron Bay/ 
Suffolk Park 2,764 3,864 5,401 7.,550 9,780 12,000 
Mullumbimby . 2,028 . 2,2'34 2,450 2,700 2,940 3,180 
Brunswick Heads 1,405 1,877 2,510 3,370 4,500 6,040 
Ocean Shores/ 
New Brighton 410 1,018 1,794 2,889 4,244 6,235 

Bangalow 568 611 660 710 760 820 

Rural 3,744 5,815 8,820 11,620 14,320 17,000 

Urban 7,172 9,604 12,815 17,219 22,224 28,275 

Total 10,916 15,419 21,635 28,839 35,544 45,275 

This projection is based on what is considered to be realistic growth 
prospects for each urban centre in the Shire and the rural area 
generally. Growth is expected to be strong but the high rates of growth 
over the past 5 years are not expected to continue. Growth in absolute 
terms will increase however over each intercensal period. The projected 
population of the Shire under this option is 42,000 in the year 2001. 

These population projections and, in particular, the breakdown of Shire
wide growth projections between the urban centres and rural localities in 
the Shire are not a definitive statement of likely growth. Rather, they 
serve as a starting point in the development of a Shire-wide growth 
strategy. From this starting point, an assessment of the natural and 
man-made opportunities for development can be made leading to the 
development of an overall growth strategy for the Shire. The above 
population projections are therefore indicative only. 
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3. 

3.1 

THE ECONOMY 

Working Paper No.2 analyses the economic structure of the Shire of 
Byron, providing background information of assistance in the 
determination of urban land needs and in the development of growth 
strategies. The information will also be of assistance to Council in 
developing associated policies within its overall corporate management 
framework. 

Structure of the Workforce 

Labour force participation rates, the growth in the labour force and its 
occupational structure are key indicators of the state of economic 
development of a Shire or region. 

Labour force participation rates for males have been decreasing over 
time between 1971-81; while female participation rates, although low, 
have been increasing over time. Both are substantially lower than either 
regional or New South Wales average figures. 

Nevertheless, the size of the labour force has been' increasing faster 
than the population, growing approximately 2.9 percent per annum 
between 1961 to 1981. Thus, the potential exists for increasing the 
economic output of the Shire. 

The occupational structure of the labour force shows the following 
trends: 

* A relative decline in primary industry occupations in the Shire. 

* 

* 

* 

A corresponding increase in the proportion of employed persons in 
professional, clerical, sales and service industries. 

Compared with New South Wales as a whole, a concentration of 
employment in rural occupations, with most other occupational 
categories under-represented compared with New South Wales as 
a whole. 

Other than a concentration of workers with rural based jobs, a 
diverse spread of occupational skills of employed persons in the 
Shire, displaying a distribution not radically divergent from State 
averages. 

Unemployment has been an increasing problem in the Shire in recent 
years caused by increased immigration to the area as well as the 
contraction of some existing industries. Numbers of unemployed in the 
Shire have increased from a low of 1.3 percent of the labour force in 
1971 to a peak of 19.0 percent (estimated by C.E.S.), in 1982. 

<. 
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3.2 Structure of the Economy 

Compared with New South Wales as a whole, Byron Shire has a 
proportionately higher representation of the following industries: 

* agriculture, particularly forestry and fishing; 

* food and drink manufacture; 

* building and conStruction; 

* retail trade; 

* education services; 

* entertainment and recreation services; 

* restaurants, hotels and clubs. 

The importance of agriculture in the employment structure of the Shire 
is declining. The influence of tourism and tourist related industries is 
apparent, explaining the significance of food and drink manufacturing, 
retail sales and entertainment industries in the local economy. 

Recent growth in the economy has led to a diversification in the 
economic base with strong growth in employment in industries such as 
food and drink manufacturing, construction, wholesale and retail, 
entertainment, finance and administration - all industries linked with 
population growth and tourism. The potential for further economic 
expansion rests, it is felt, with those industries. 

The Working Paper further discusses the major industries in the Shire 
and their growth prospects. The relative importance of each industry 
and changes over time can be seen from Table 3.1. The implications of 
such trends for this study are outlined in the following section. 
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Table 3.1 Industry of Employed Persons, Byron Shire, NSW, 1961, 1971, 1981 

Agriculture 

Mining 

Manufacturing 

Electricity 

Construction 

Wholesale/Retail 

Transport/Storage 

Communication 

Finance 

Public Administration 

Community Service 

Entertainment 

Other, not stated 

Byron Shire 

Number Rank 96 

1,375 

95 

423 

42 

261 

388 

138 

85 

75 

66 

230 

160 

54 

1 

8 

2 

13 

4 

3 

7 

9 

10 

11 

5 

6 

12 

40.5 

2.8 

12.5 

1.2 

7.7 

11.4 

4.1 

2.5 

2.2 

1.9 

6.8 

4.7 

1.6 

1961 
NSW 

Number Rank 
('000) 

142.0 4 

23.2 13 

462.6 1 

34.7 11 

137.1 

260.1 

106.1 

34.0 

56.7 

59.7 

154.4 

97.2 

34.8 

5 

2 

6 

12 

9 

8 

3 

7 

10 

Total Employed Persons 3,392 100.0 1,602.5 

Source: A ustralian Bureau of Statistics 

96 

8.9 

1.4 

28.9 

2.2 

8.6 

16.2 

6.6 

2.1 

3.5 

3.7 

9.6 

6.1 

2.2 

100.0 

- - - - -
Byron Shire 

Number Rank 96 

848 

78 

495 

43 

274 

411 

119 

75 

140 

103 

272 

177 

133 

1 

11 

2 

13 

4 

3 

9 

12 

7 

10 

5 

6 

8 

25.9 

2.4 

15.1 

1.3 

8.4 

12.6 

3.6 

2.3 

4.3 

3.2 

8.3 

5.4 

4.1 

1971 
NSW 

Number Rank 
('000) 

113.2 6 

27.1 13 

479.4 1 

36.8 12 

143.2 

357.6 

104.0 

39.3 

150.3 

99.2 

194.4 

105.1 

79.1 

5 

2 

8 

11 

4 

9 

3 

7 

10 

3,268 100.0 614.9 

96 

5.8 

1.4 

24.9 

1.9 

7.4 

18.5 

5.4 

2.0 

7.8 

5.1 

10.1 

5.4 

4.~ 

100.0 

- - - - -
Byron Shire 

Number Rank 96 

761 

11 

499 

66 

507 

762 

149 

102 

375 

231 

622 

387 

604 

2 

13 

6 

12 

5 

1 

10 

11 

8 

9 

3 

7 

4 

15.0 

0.2 

9.8 

1.3 

10.0 

15.0 

2.9 

2.0 

7.4 

4.6 

12.3 

7.6 

11.9 

1981 
NSW 

Number Rank 
('000) 

110.2 10 

31.0 13 

412.0 1 

46.5 11 

139.4 

386.3 

123.9 

45.5 

214.7 

114.2 

310.2 

124.0 

175.3 

6 

2 

8 

12 

4 

9 

3 

7 

5 

5,076 100.0 2,233.1 

96 

4.9 

1.4 

18.5 

2.1 

6.2 

17.3 

5.5 

2.0 

9.6 

5.1 

13.9 

5.6 

7.8 

100.0 
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3.3 Implications for Land Use Planning 

The Local Environmental Plan should aim at encouraging the economic 
growth and development of the Shire while at the same time ensuring 
that the quality of life and the environment of the Shire are preserved 
and maintained. Thus, the Plan should aim at providing sufficient land 
for the provision of employment opportunities in the most appropriate 
locations and at providing development controls and guidelines that are 
easily understood and capable of consistent implementation. 

More specific implications of the above assessment include: 

Agriculture 

* Opportunities should be provided for the establishment of new 
agricultural enterprises that are technically viable in the longer 
term. 

* Planning controls should aim to protect the interests of rural land 
owners as far as possible. 

Industrial Land 

* 

* 

A ttention needs to be given to identifying industrial zones to 
provide for smaller manufacturing and service establishments 
accessible to existing urban centres. 

The needs of larger industrialists should be treated on an 
individual basis with Council open to proposals and subject to 
proper environmental impact assessment. 

Building and Construction 

* Attempts should be made to identify the most appropriate 
location for a wide range of development deemed acceptable by· 
the local community. By ensuring that the land is zoned for 
appropriate development, the development industry can respond 
in an appropriate fashion. 

Retailing 

* The future retailing requirements of the Shire should be further 
investigated with the intention of ensuring an adequate supply of 
retail space and a meaningful retail hierarchy within the Shire, 

. and integrating the Shire within the Region. 

Tourism 

* The growth and development of the tourism industry should be 
encouraged in line with community attitudes, while protecting the 
natural resource base. 
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4. 

4.1 

4.2 

NATURALE~ONMENT 

Introduction 

The natural resources of the Shire provide the foundation upon which the 
physical, economic and social growth and development of the Shire are 
based and thus require careful consideration and investigation as part of 
the planning process. 

A description' of the natural environment and an assessment of future 
economic and land use planning implications is important for the 
following reasons: 

* It will enable the physical constraints to urban growth and 
expansion to be identified and incorporated into structure plans 
for future growth in the Shire. 

* It will enable the economic resources of the Shire to be identified 
and protected, thus permitting and encouraging economic growth 
in the Shire. (This refers to features of the environment that 
contribute to the attractiveness of the Shire and therefore to 
potential for tourism, as well as agricultural, extractive 
materials, estuaries and timber resources). 

* It will enable areas of visual and environmental significance to be . 
identified and managed for present and future generations of 
residents and visitors to the Shire. 

Working Paper No. 3 discusses in turn the major components of the 
natural environment of the Shire. These are summarised below. 

LandForm 

Byron Shire is renowned for its coastal and rural scenic beauty, which 
can be attributed to the diversity of land forms and associated features 
of the landscape. This is a result of the underlying rock structure, its 
location at the junction of land and sea, climate and the processes of 
erosion and deposition. 

The topography of the Shire can be broadly divided into five land form 
units: 

* 
* 
* 
* 
* 

Coastline. 
Coastal lowlands. 
Coastal ridges. 
Undulating volcanic plateau. 
Mountain ridges and Valleys. 

Figure 1 highlights these units. , 

In view of the unique land form, consideration of changes of land use and 
further development should have regard to the following: 

17 
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* 

* 

* 

* 

* 

Development should be of 
maintenance and enhancement 
character of the Shire. 

a type compatible' . .with the 
of the existing rural and scenic 

The coastline and coastal plain, . being generally flat and 
. comprising in part wetlands and dunal heath land, is characterised 

in part by factors that can be interpreted as being a constraint to 
. future intensive urban development. These include: 

land instability associated with coastal erosion and the 
stability of the dunal system; 

inundation associated with high water tables and flood 
liability; 

environmental significance and sensitivity; . 

. drainage problems. 

The .coastal ridges provide excellent opportunities for 
rural/coastal living. It is important however, to recognise that 
they are visually prominent from the main transport routes and 
other public places. Such prominence needs to be considered 
when rural residential or urban development is being considered. 

The undulating volcanic plateau area with its diversity in land 
forms and its extensive road network provides an ideal rural living 
environment. The area also contains some high quality 
agricultural land and is the focus of the agricultural base of the 

. Shire. There is a need to rationalise these often conflicting 
demands for the use of the land. 

The mountain ranges and valleys are visually prominent, steep and 
heavily timbered. The alignment of th~ valleys is such that, in 
many areas they can be considered as bushfire prone. Those areas 
are generally more isolated. with limited alternative access. 
Future development in these areas should take these factors into 
consideration. 

4.3 Geology 

Byron Shire has a complex' geological history contributing to the 
diversity of its land form. Its geological structure of the Shire has 
implications with respect to fahtors such as economic resources, land 
stability and soil type. 

Economic geological resources refer to geological materials, such as 
mineral' fuels, metallic minerals, non-metallic mineriils and construction 
materials which can be utilised by man •. 

The need to .define the potential mineral resources and construction 
materials sources in the Shire arises from. the need. to ensure that 
deposits of economic significance are retained in sufficiently large units 
to provide for possible anticipated future demands. Many of these 
resources may be easily sterilised by allowing other uses to be 
established on or near these resources. 
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4.4 

Mineral resources in the Shire include mineral sands and small deposits 
of minerals such as perlite, diatomite, opal and rhodanite. The mining of 
heavy minerals in coastal areas in the Shire has been the major mining 
activity undertaken to date, however, at present, this activity is 
declining. The Department of Mineral Resources has informed Council 
that "future mineral sand mining operations in the Shire will, subject to 
the granting of all necessary consents, probably occur within areas south 
of Cape Byron to Tallow Creek and south of Brunswick Heads to a point 
well north of Belongil Creek". 

Much of the coastal Quaternary sandy alluvium has potential for the 
mining of heavy minerals. Existing leases are located primarily in close 
proximity to the coastline. Decisions on future sand mining activity in 
the Shire should be preceded by thorough environmental investigations 
including investigation in the effects of mining on the coastal impact 
zone (erosion hazard area). 

The supply of good quality, economically recoverable construction 
material is essential for the future growth of the Shire. The majority of 
the Shire's quarries are located along the coastal belt. There is a need 
to properly assess the quality of the resource, the available supply and 
likely need to ensure that good resources are not unnecessarily sterilized 
by urban development and that urban or rural residential development is 
not unduly affected by mining activity. 

The location of construction material reserves within the Shire has been 
taken into consideration in determining the future urban growth of the 
Shire. 

Soils 

Consideration of the distribution of soils and their constituent properties 
is essential in identifying the suitability of land for various purposes. 
The characteristics of soils with regard to fertility, drainage, septic tank 
suitability, shrink/swell potential (suitability for building foundation), 
susceptability to erosion and degree of slope stability need to be 
assessed. 

Soils within the Shire are distributed primarily on the basis of the 
underlying rock types and fall into 4 main groups - soils on volcanic 
rocks, (krasnozems, brown podzolics); soils on sediments (duplex soils, 
red podzolics, yellow podzolics), soils of alluvial deposits (gleyed 
podzolics) and sands. 

Soils investigations of particular relevance to the preparation of 
strategic growth plans include agricultural and urban capability studies. 
The Soil Conservation Service of New South Wales has developed a 
methodology and expertise in these types of analyses. 

Given the level of detail of existing soils information, particularly 
engineering qualities, it is possible only to make generalised statements 
about the qualities and properties of broad soil types in Byron Shire. 
Clearly there is a need for more work to be done to assess the suitability 
of land for urban development from a soils point of view, particularly 
given the potential in krasnozem soils for mass movement and failure. 
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4.5 

It is recommended therefore that for the urban and rural residential 
release areas identified that further investigations be carried out to 
determine the capability of the land for more intensive development. 
This is seen as a necessary step in the preparation of development 
concept plans for these areas. Such studies can be undertaken by 
developers wishing to proceed, or by the Soil Conservation Service of 
New ~outh Wales. It is suggested that the Service be approached to 
establish a programme for the investigation of the urban capability of 
areas recommended for growth on the structure plan. 

Agricultural Resources 

The farm lands of Byron Shire are an important feature of the Shire's 
physical, economic and social structure. Working Paper No.5 - Demand 
for Rural Land - discusses in an economic framework, the justification 
for the preservation and protection of good agricultural land. The major 
conclusions of this discussion were that there does not appear to be any 
strong or immediate economic reason for the protection of good quality 
agricultural land, particularly if such land is being put to a higher 
density use such as urban development, if such development is orderly 
and economic. Nevertheless, the importance of a depletable and often 
non-recoverable resource in the future development of the Shire and the 
region is recognised and therefore the preservation and management of 
good quality agricultural land is important. The future urban growth of 
the ~hire should therefore have regard to the location of good 
agricultural land and where possible, such land should be given 
consideration in the development of policies for the future growth of the 
Shire. 

Agricultural land use in the Shire is diverse, including extensive grazing 
to intensive and very specialised horticultural pursuits (including 
vegetable growing), dairying, pigs and poultry. The distribution of 
agricultural enterprises in the Shire is largely a result of soil type, 
climate and market forces. 

The Environmental" Planning and Assessment Act, 1979, requires that 
draft Local Environmental Plans be consistent with a number of policy 
statements issued by the Department of Environment and Planning or its 
predecessors. Policies on the management of non-urban lands are 
incorporated in the following circulars issued to Councils in New South 
Wales: 

* Circulars 67 and 74 issued by the State Planning Authority. 

* Circular 13 issued by the Planning and Environment Commission. 

Essential to the process of implementing State Government rural land 
policies is the availability of information on the location of good 
agricultural land. This technical information has been provided by the 
Department of Agriculture. The Department has also provided advice on 
policies to encourage the proper use and management of good 
agricultural land including controls on subdivision. For the purposes of 
this Environmental Study, the locations of good agricultural land has 
been taken into consideration in two ways: 
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4.6 

4.7 

* In determining the location of future urban and rural residential 
development. 

* In developing appropriate land use and subdivision policies for 
rural lands of the Shire. The Department of Agriculture's 
recommendations for land use controls will be assessed in relation 
to the development of these policies. 

Climate 

Byron Shire is situated within the sub-tropical climatic zone. On a broad 
scale, the climate of the Shire can be described as humid sub-tropical. 
It is characterised by hot, humid summers and mild winters. Rainfall is 
seasonally distributed, being concentrated mainly during the summer 
months. On a more localised scale the climatic regimes within the Shire 
vary according to factors such as topography, altitude, aspect, exposure 
and position in relation to the ocean. In general, diurnal temperature 
ranges, frosts and fogs increase with increasing altitude and/or distance 
from the ocean, while rainfall decreases. Such climatic features are an 
important contributing factor to the recent and expected future 
population growth in the Shire. 

Land Stability 

Information on land stability is an important input into the plan 
preparation process as it is necessary to restrict development on 
unstable land. Causes of land instability investigated in the study 
include mass movement, rock fall and coastal erosion. 

All soils have the potential for mass movement although a number of 
factors such as slope and soil type make some areas more prone to 
movement than others. Areas prone to movement are often recognisable 
features of a prior earth movement. The occurrence of rock fall in 
Byron Shire is not widespread, being restricted mainly to parts of the 
escarpment. Areas of potential mass movement and rock fall have been 
identified (Figure 2). Generally, these areas will not be considered for 
more intensive development. Applications for development within these 
areas should be accompanied by sufficient geotechnical information to 
enable Council to assess the safety and stability of the proposed 
development. 

It is recommended that the Soil Conservation Service be approached to 
initiate a programme of Urban Capability Assessment on land designated 
for future urban or rural residential development in order to identify 
other more localised unstable areas. 

The coastline of the Shire is one subject to a natural long term process 
of coastal erosion. Areas susceptible to erosion have been identified by 
the Department of Public Works. 

Currently, the Department's policy recommendation to Council and 
other Government Departments with responsibilities or interests in the 
area are as follows: 
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4.8 

* 

* 

No permanent development should occur within at least the area 
falling inside the 50 year hazard line for the area identified as the 
Coastal Impact Zone. If development approval is given then there 
should be a requirement that any building created in the risk area 
is capable of being removed and relocated elsewhere. 

The extent of the Coastal Impact Zone can be affected by the 
construction of protective works in the area. There are a number 
of options available for the construction of protective works, 
along the Shire's coastline. In the event that a protective works 
programme is developed which assesses the impact of those works 
on other parts of the region, then the Department of Public Works 
will re-assess its Erosion Impact Zones. 

For the purposes of developing a structure plan for the future growth of 
the Shire, it has been assumed that no further growth will be located 
within the Coastal Impact Zone as defined by the PUblic Works 
Department. 

The same principle will apply within reason for the existing village areas 
of the Shire, particularly Suffolk Park, Byron Bay, New Brighton, and 
South Golden Beach. Until such time as agreement has been reached on 
the financing, construction and maintenance of protective works, the 
management recommendations of the Department of Public Works will 
be incorporated into this study. 

Hy<k'ology 

Hydrological investigations undertaken as part of the study include an 
assessment of water catchments, groundwater reserves and flooding. 

Byron Shire may be divided into a number of broad catchment areas 
falling into two groups - the coastal catchments draining the area east 
of the escarpment and mountain range and the inland catchments which 
drain to the SOU~~A eventually into the Richmond River. The coastal 
catchment is ~n"ed by streams such as Moobell Creek, Brunswick River, 
Simpsons Creek, Marshalls Creek, Belongil Creek and T allow Creek, 
while the inland areas are drained by Coopers, Wilsons and Emigrant 
Creeks and their tributaries. 

Preliminary investigations are being undertaken by the Department of 
Public Works into a potential dam site on the Wilson's River. Three 
possible sites have been identified at this stage. 

These rivers and creeks are subject to flooding to varying degrees. As 
yet no comprehensive studies have been undertaken to identify the 
extent of flooding in the Shire, although studies are currently underway 
in the Brunswick River Catchment. Some information is also available 
for the upper reaches of the Richmond River Catchment. Areas subject 
to inundation are shown on Figure 2. 

Flooding is an important constraint to development. The State 
Government has policies for the control of development in flood prone 
land (land affected by a flood with a frequency of 1 in 100 years or 
more). Urban or semi-urban development is unfavourable on flood prone 
land. 
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4.9 

4.10 

Bushfire Risk 

In planning the future development of the Shire, particularly the location 
of urban development and the question of closer settlement in rural 
areas, the threat of bushfire needs to be properly addressed. 

The Department of Environment and Planning has recently issued a draft 
circular to Councils entitled "Planning for Fire-Prone Areas". The 
principles of the planning implications of bushfires embodied in that 
draft circular have been incorporated into this study. . . 

Areas of fire risk have been identified in accordance with the procedure 
recommended by the Department of Environment and Planning. 

With respect to bushfire control, the following recommendations are 
made: 

* 

* 

* 

* 

Where possible future urban and rural residential developments 
should be located away from areas of fire risk. 

Where development occurs in bush fire-prone areas, development 
control policies should be adopted requiring development to have 
regard to the bush fire risk and be designed so as to minimise fire 
risk. 

To facilitate fire fighting protection, development should as far 
as possible be restricted to a number of localities rather than 
dispersed throughout the rural areas of the Shire. 

Council should prepare and disseminate information on bush fire 
risks and preventative action that can be taken by residents on 
the fringe of hazard risk areas or residents in rural areas. 

Natural Ecosystems 

A survey of the natural ecosystems has been undertaken to identify 
those aspects of the natural environment of importance that should be 
protected by appropriate land use controls. A survey of the wetlands of 
the Shire was undertaken by Dr. Bob Pressey (Figure 3). The National 
Parks and Wildlife Service also made a detailed submission to the study, 
providing additional information on areas of environmental significance 
within the Shire (Figure 4). 

From these surveys it is clear that there are significant areas of the 
Shire which warrant environmental protection of various degrees. 

There are several methods of achieving this protection, and several 
governmental or semi-governmental authorities have powers under 
various Acts to initiate preservation or conservation controls. 

Planning recommendations for these areas are discussed in Section 10. 
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4.11 Archaeology 

Prior to the arrival of the European, the far north coast of New South 
Wales supported one of the largest, and most concentrated, Aboriginal 
populations in the State. 

As most of the remaining relics are relatively undisturbed, their 
preservation value is great. Archaeological sites are a non-renewable 
cultural resource, the importance of which must be evaluated in the 
context of possibility Of loss of some such resources should development 
ocur in such areas. 
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5. THE MAN-MADE ENVIRONMENT 

5.1 

A detailed examination and assessment was made of all aspects of the 
man-made or settled environment of Byron Shire (Working Paper No. 
4). This included both the settlement pattern, and the infrastructure 
which has developed to service and support that settlement pattern. 
From this assessment, likely future deficiencies in infrastructure can be 
determined and the most desirable new areas for settl~ment from an 
infrastructural efficiency point of view, identified. 

The Settlement Pattem 

. The existing settlement pattern of the Shire has been determined very 
heavily by the interaction of variotis historical factors; by local factors 
such as the Shire's topography, attractions, industries and infraStructure; 
and by the development of planning controls over time. These factors 
have combined to produce the distribution and nature of settlement now 
known in the Shire. New free enterprise initiatives, especially in the 
planning of 'New Towns' have further acted to reshape this settlement 
form over recent years and promise to continue this remoulding in the 
future. 

The influence of historical factors was first considered .. The early role. 
of the Shire as a timber, especially cedar, getting area, has seen to 
significantly influence the development of a number of coastal 
settlements in the region, through which logs were shipped.· Once the 
cedar forests had disappeared, the way was cleared for the development 
of the rich agricultural hinterland of the Shire which is known today. 

The settlement of Byron Bay and Mullumbimby perpetuated within this 
agricultural hinterland, while Brunswick Heads became a seaside resort 
of some repute, and Bangalow thrived for some years as a "cross-roads" 
town. The most recent urban centre in the Shire, Ocean Shores, has a 

. much more recent history as a totally planned 'New Town', in close 
proximity to the pre-existing small coastal or farming settlements of 
New Brighton/South Golden Beach and Billinudgel. . 

The transportation network of the Shire took shape as the backbone of 
the settlement pattern from the 1890's, when the township of Byron Bay 
became one of the busiest trading centres on the North Coast by virtue 
of the completion of the rail link with Lismore, construction of the 
Norco Butter Factory and the construction of an ocean jetty, from which 
coastal steamers travelled to Sydney. The 1940's and 1950's saw a 
change to the railway as the dominant transportation mode, with road 
transport later following as the dominant mode, a trend which has 
continued up until the present day. 

The major rail and road linkages today are shown on the 'accompanying 
map. These comprise a branch rail line of the main Sydney/Brisbane line 
running from Casino through Byron Shire to terminate at Murwillumbah, 
a State Highway (No. 10) passing through the Shire and connecting 
Queensland to the southern states, two intra-regional roads connecting 
Byron Shire to the west (TR 65 and MR 306) and one to the south 
(coastal road to Ballina). Byron Shire is poorly connected to the west 
and specially the north west by road, and also poorly served by air, there 
being no licensed airport within Byron Shire. 
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On a local level, many settlements have grown up around elements of 
transport infrastructure, and these now commonly form barriers to 
movement within the towns. Key examples are the severance of both 
Byron Bay and Mullumbimby by rail lines, and the severance-of Bangalow 
and Brunswick Heads by major highways. 

The resultant land use patterns of each settlement node in the Shire, 
having been shaped by such factors, were determined by intensive land 
use surveys. 

The major focus of settlement in the Shire remains the point of initial 
siting - the Byron Bay/Suffolk Park urban centre. The continued growth 

. of this focus and the advantages of its loction have been accentuated by 
every phase of the Shire's economic' development. The emphasis on 
coastal development, particularly of sites on the confluence of major 
rivers and the coast, has also continued to influence the settlement 
pattern throughout the region, particularly resulting in growth of 
Brunwick Heads. 

The settlement of the inland areas of the Shire has continued albeit 
based on different agricultural pursuits from those of the early squatters 
and then farmers. The changes to smallcropping which displaced more 
extensive grazing and dairying activities in the late 1960's and early 
1970's in fact gave a new life to the settlement of some rural areas of 
the Shire and continued the existence and raison d'etre of the major 
hinterland towns, in particular, Mullumbimby. Settlements which grew 
up on transport rio des have remained in existence at fairly low stable 
levels of population. 

5.2 Settlement Infrastructure 

-Each element of the existing infrastructure which provides services for 
the Shire's settlements, was identified with Council assistance. 

, 
The water supply system of the Shire is drawn largely from the Rous 
County Council bulk supply reticulation, supplemented by Council's own 
storage weir at Laverty's Gap. The continued supply of water to 
Mullumbimby from Laverty's Gap will be dependent on an increased 
capacity in the future. Alternatively, consideration is seen to be" needed 
on the desirability of linking this settlement into the Rous system. Even 
the Rous system, however, is projected to need an increase in capacity 
to cope with the likely future demands of Byron Shire. It appears in this 
regard that the need exists for a new major dam to service Byron Shire 
and indeed, the Richmond-Brunswick Region in the future, and that this 
dam may be located in Byron Shire. This has been taken into account in 
planning the rural areas of the Shire. 

It appeared from investigations that the Byron Bay-Ewingsdale area is 
one in which the system most required review to meet the needs of 
additional growth pressure. Further, the existing supply of water to the 
Ocean Shores area also appeared grossly inadequate, although additional 
storage capacity is planned by the developer of the northern extension of 
Ocean Shores to meet the needs of that area. 
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A sewerage disposal system is currently provided for each of the major 
urban centres of Byron Shire, with treatment plants located adjacent to 
each centre. No extension of such works applies to serve the rural areas 
of the Shire; which are generally catered for by septic absorption 
systems. 

The treatment plants serving the townships of Byron Bay/Suffolk >Park, 
Mullumbimby, Brunswick Heads and Ocean Shores were seen to be in 
need of amplification in order to cater for anticipated growth. It was 
noted that Council had resolved to acquire the land necessary to extend 
the existing Mullumbimby site sufficient for projected growth until 1991, 
that the needs of Brunswick Heads and Ocean Shores are anticipated to 
be able to be met by a planned new plant at Ocean Shores, but that a 
review of the strategy for serving Byron Bay and Suffolk Park is 
required. 

The provision of cemeteries within the Shire is of concern, given that 
only one of the four existing Shire cemeteries,has a reasonable supply,of 
land left, and that this is only in the garden rather than denominational 
sections. It was calculated that only 25 years of supply of cemetery, 
space was left in the Shire. Likewise, it was estimated that the current 
supply of refuse tips in the Shire was low and that these would be at. 
capacity within 12 months. Consideration has been given to the 
alternatives of extending existing cemeteries and refuse tips or locating 
new such facilities. 

No difficulties were seen in the provision or extension of electricity or 
telephone facilities. 
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6. HERlfAGE 

A study has been undertaken to identify all buildings of heritage worth in 
the Shire, groups of buildings which contribute strongly to the 'character 
of a town, and recommendations on the preservation of such buildings .. 

A number of such buildings are identified in the study, the remaining 
historic buildings in each town or rural'areavery strongly reflecting the 
different lines of development of each area and thus unique 
architectural features representing and reinforcing the character of 
each centre. Particularly iri centres undergoing constant change it is 
considered important that such 'character' be retained wtiere possible. 

The following lists of buildings consequently represent those buildings 
recommended for conservation and/or restoration and conservation 
within Byron Shire. They are shown on the accompanying four figures •. 

It is proposed that the possibility of conservation should be provided by 
virtue of their inclusion in a schedule of the Local Environmental Plan 
which prohibits the demolition or alteration of such buildings without the 
consent of Council. 

These buildings are: 

Byron Bay 

Court House and Police Station, Shirley Street 
Converted Residence, Jonson Street 
Commercial Building, Jonson Street 
Commercial Building, Lawson Street 
Council Chambers 
Commercial Building, Jonson Street 
Hotel, Jonson Street 
Post Office, Jonson Street 
Railway Station, Jonson Street 
Water Tower, Butler Street 
Railway Cottage, Jonson Street 
Commercial Building, Fletcher Street 
Commercial Building, Fletcher Street 
Church, Corner Carlyle and Middleton Streets 
School Residence, 17 Kingsley Streets 
Residence, 16 Kingsley Streets 
RSL Club, Jonson Streets 
Residence, 59 Tennyson Streets 
Residence, Cnr Kingsley and Cowper Streets 
Residence, 52 Kingsley Street (cnr Cowper) 
Residence, 48 Cowper Street (cnrRuskin) 
Residence, 79 Massinger Street 
Residence, 85 Massinger Street 
Residence, Cooper Street 
Residence, Byron Bay Road 
Lighthouse, Byron Bay 

, " 

Map Reference 

1 
2 
3 
4. 
5 
6 
7 
8 
9 

10 
11 
12 . 
13 
14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
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I 
I Mullumbimby 

CBC Bank, Burringbar Street 1 

I 
Commercial Hotel, Burringbar and Stuart Streets 2 
Bank NSW, Burringbar and Stuart Streets 3 
Commercial Building, Burringbar & Stuart Streets 4 
Post Office, Cnr Dalley and Burringbar Streets 5 

I Court House, Dalley Street 6 
Church of England, Stuart Street 7 
Residence, 4 Dalley Street 8 

I Residence, 22 Gordon Street 9 
Residence, 6 Jubilee Street 10 
Residence, 8 Jubilee Street 11 

I 
Residence, 5 Fern Street 12 
"Cedar House", 140 Dalley Street 13 
Residence, 87 Station Street 14 
"Summerset", Lot 2 Azalea Street 15 

I Residence, 2 Main Arm Road 16 
Manse, Casuarina Street 17 
Convent, Casuarina Street 18 

I "Inverary", Main Arm Road 19 

Brunswick Heads 

I Hotel, Mullumbimbi Street 1 
Residence, 34A Mullumbimbi Street 2 
St. Thomas Anglican Church, Fingal Street 3 

I Residence, Booylan Street 4 
Residence, 9 Booylan Street 5 

I Bangalow 

All Souls Church of England, Cnr Byron & Ashton Sts 1 

I 
Presbyterian Manse, Cnr George Street 2 
Commercial Building, Byron Street 3 
A & I Hall, Showground 4 
Masonic Hall 5 

I Commercial Building, Byron Street 6 
Commercial Building, Byron Street 7 
Post Office, Byron Street 8 

I Commercial Building/Residence, Byron Street 9 
CBC Bank Building, Byron Street 10 
Bank NSW 11 

I 
Commercial Building, Byron Street 12 
Commercial Building, Byron Street 13 
Commercial Building, Byron Street 14 
Group Commercial Buildings, Byron Street 15 

I Catholic Church, Deacon Street 16 
Residence, 27 Lismore Road 17 
Residence, Lismore Road 18 

I 
Residence, Keith Street 19 
Residence, 36 Pacific Highway 20 
Residence, 42 Pacific Highway 21 

I 
Residence, 44 Pacific Highway 22 

I 
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Residence, Pacific Highway 
Residence, Old Pacific Highway 
"Jelbon Leigh", Pacific Highway 
Residence, Byron Bay Road ' 
Residence, Byron Bay Road 

23 
24 
25 
26 
27 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 

I 

"r K : 
\ '~ - ' 

--' 

• . 

--:§. 

. , 

a p • • • J T 1 

.... 

, . , . • , . 

, . 
! 

l " 
I \, \'" 

, , , \ , , , , 

\ 
\ \ 
\ \ 
\ \ 
\ \ 

\ \ ' 
\ \ 
1 .... :: .. -.: :: :: _ 

, , 

i i , I 

" . , 

" I J " 

• ii 

w • • 

-, 
I ,. \ ~ " 
I 
I 

, . \ 
\ 
\ 

\\ 
1 I I \ ' I 

, . , 

CLASSIFIED BY NATIONAL 
LIS TRUST 

TED BY NATIONAL TRUST • 
RECOMMENDED TO BE CONSERVED 0 
RECOMMENDED TO BE RESTORE • D AND CONSERVED 0 

... - ' 

... . 

I 
BY~ \ 

o 
I 

-... ~ ""_ WOO ,_ ITIION .... COUNC:a KSHOf' "'. LfD. ~. "fHT Sf .. n'DNlY 



- - - - - - - - - - - - - .- - - - - - -

/'-----I J /' 
, /' I , 

~ \ -

\ 

./ 

~-~,/ 

L' ._.:.. _ _ .. 

~ 1,----
\\~ . I 

. ",J i 
\. \ ' I 

, . I . \ 
\ 

OM 

IJRCINSIII(}( 

HIreR 

"~ 
",WC[TT ST . ~ 

'~~~~ ~ 

me ~ I~ ~il: 
.....L ST 

.. .. . . .... ~ .. ~;'" . 1E8!EIj"m'IE'1 ~ ! . t; •• 0: • . ' I, .. 

. .. : 'loW :: , ~: :.' I,.. . " I ""'-j!" 
I~ 'I . r---·l. [HfB EHE3 _.~' ... ;' ~' b.'/ . I I 1.1~"" 1/ . ' • V ~ 

i I. i " ' , I " I , • , '. t " ' 

T ·f-ll .- '. I •• 

I I --l----i _"~' :~ ... 

I I 

• ,ro 

. .. ... .. ... 
Tt:\I£H ST 

j ~ i i· cn:J] E5illllJI§ ":. ITHJJ BIIHll8 
_ n 

.. 

, 

-"'" _WIC 
OF Nt.TlV[ no 

" 

\ / 

/ 

-. ~! 
. . I I 

''0' 

" 

i: 
, 

• I 

1-

IU'.,. MI("' .... \Q'o 

P'T ,S" 

OI~'( .... ,~~ 
,"'~. 

---r--- -~- .... 
,~ 

"-
'..' 

" ' 
'40-,', 

" '-' 
,I 

~-. -

f 
--_//>~--~" 
I ,.._../ 

, I I 
I I 
I I 

.. "..-- ____ ...... I I , ..... - ........ » _ .> __ _ _J 

(/ - .. ,--~::>/ 

" / "~ .. ,,,,, 
'.., 

" " " ='" =;="," = '-·~5~~·-t---
----, \ 

I / 
// . 
// 

"7,.... 
!?--II / 
-.!..,j 

I.' • 

CLASSIFIED BY NATIONAL TRUST 

LISTED BY NATIONAL TRUST 

/ 
I 

)/ 
/ )" 

~ 
~ 

• o 
RECOMMENDED TO BE CONSERVED • 

RECOMMENDED TO BE RESTORED AND CONSERVED 0 

-

BYRON SHIRE ENVIRONMENTAL STUDY 
BRUNSWICK HEADS 8 
? 'SpOm ~ 

Prepa.od by PlANNING WORKSHOP PlY. LTD. 346 KENT ST. SYDNEY 
For BYRON SHIRE COUNCIL 

" , 



I 
I 
I 
I 
I 
I 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

• 

• r '1)10" 

.". 

PI ),.". 1 

" , 

POll Ut 

f P •• l' ~ 9 _ 

, . , 

. I . 

0" I' 1 0 J I 
I I 

1>011 110 
I I 
II 
I I 

'11-
II 
If 
II 
If 
II 
I I 
I I 

)) 
/ / 

/ / ----p----------, 
. I / . 

// 
./ ." 

/ .' 
/ ---r;./ 

CLASSIFIED BY NATIONAL TRUST 

LISTED BY NATIONAL TRUST 

RECOMMENDED TO BE CONSERVED 

I. 

. \, 

'\ , \ , \ 
\ 

" 

'" 

\\ 

" ,- , 

" 

"'"---- .. - -- - - - ---~\.;>'~ -- " 

• o 
• 

,. 

BYR()fI,I SHIRE ENVIRONMENTAL STUDY 
BANGALOW9 

o SOOm' 

RECOMMENDED TO BE RESTORED AND CONSERVED 0 
~ 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

PLANNING WORKSHOP rto 

7. 

7.1 

7.2 

7.3 

mGH RlSH DEVELOPMENT 

High rise building development in Byron Shire has been given individual 
consideration within the context of the overall local environmental study 
because of the concern expressed by the community at the potential for 
and possible impact of such develol?ment in the Shire. The overall aims 
of the study (Working Paper No. 10) were: , 

* To review and discuss the issues involved in the' high rise 
development debate. 

* 

* 

* 

* 

To develop a set of principles governing the location of high rise 
buildings in the Shire. 

To identify the demand for high rise development in Byron Shire 
at the present time. 

Irrespective of whether that demand exists, to identify areas 
where high rise developnment may be appropriate. 

To assess the community's attitude to high rise development. 

Demand for High Rise Development 

An assessment has been made of the likely demand for high rise buildings 
in the Shire over the planning-period (20 years). 

No clear demand for high rise' development at the present time has been 
identified. This situation may change as the Shire develops and, as such, 
development and building trends should be closely monitored and 
recommended height controls reviewed once a significant demand is 
identified. 

Community Attitude to High Rise Development 

The Community Attitude Survey and Visitor Survey undertaken as part 
of the overall planning study indicated that the opinion of local residents 
is that high rise development should not take place in Byron Shire. 

Principles of High Rise Development 

Decisions on the location of high rise buildings and appropriate height 
controls to apply is seen not as a separate exercise but rather as an 
interdependent component of urban structure planning. As such, 
principles governing the location of high rise development embrace a 
wide variety of considerations. There is a need to distinguish between 
principles for the location of areas in which high rise buildings might be 
located and principles of high rise development control. This paper is 
concerned more with the former than the latter. Section 90 of the 
Environmental Planning and Assessment Act provides sufficient powers 
for development control. These should be augmented by high rise 
building design control criteria at the time that such development is 
warranted. 

31 
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7.4 Recommendations 

* 

* 

In the absence of any clear demand for high rise development, it 
is recommended that no areas be identified in the Shire for high 
rise development, and that Local Environmental Plans be 
prepared following the exhibition of the Environmental Study to 
prohibit high rise development. 

That the principles for future high rise building development in 
the Shire incorporated into Figure 10 be adopted by Council. 
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8. THE COMMUNlrY 

As part of the overall planning study for the Shire, an assessment was 
made of the provision of community facilities. . This assessment 
consisted of an inventory of existing community facilities and an 
appraisal of the adequacy of existing provision; the use of these 
facilities by the residents of the Shire concentrating mainly on 
accessibility and spatial movement patterns; and the attitudes of 
residents to the provision of facilities and to various issues of current 
relevance to the community • 

. The uses to which the information (presented in Working Paper No.7 -
The Community) can be put are very broad, encompassing areas of local 
and state government responsibility outside the process of preparing a 
new Local Environmental Plan which is the essential and primary 
objective of the current planning study. In many ways, the information 
presented in this Working Paper paves the way for further research and 
investigation to improve the provision of community facilities within the 
Shire. 

Major information sources for this analysis included: 

* an inventory of existing community facilities; 

* a survey of local residents to determine movement patterns for 
various facilities and to determine attitudes to the provision of 
facilities and to contemporary planning issues. 

This information has been used in the preparation of a Shire-wide growth 
strategy - to be ultimately incorporated in Local Environmental Plans -
in the following ways: 

* 

* 

* 

* 

The determination of the roles and functions of existing urban 
centres. 

The determination of the linkages between residential areas and 
centres within and without of the Shire boundaries fora range of 
urban functions and services. 

In obtaining an understanding of the attitudes and aspirations of 
the community to be incorporated into the aims and objectives of 
the plan. 

The determination of present and future needs for community 
facilities that can be developed further for incorporation into the 
forward planning and investment programmes of various servicing 
agencies. Such information can be developed further in terms of 
financing options, particularly with reference to development 
contributions under Section 94 of the Environmental Planning and 
Assessment Act. 

33 



34 PLANNING WORKSHOP m; 

8.1 

A brief summary of the findings of these investigations is presented 
below. 

Commtmity Facilities 

The provision and distribution of community facilities in Byron Shire was 
examined by disaggregation into each of six urban centres and an 
aggregated category of rural areas of the Shire. In addition, some 
consideration was given to the facilities for which residents of the Shire 
seek destinations outside the Shire. 

An inventory of community facilities in these categories was carried out 
between February and March of 1983, by means of the assimilation of 
available published material, discussions with local community groups, 
organisations and individuals, information obtained from Council offices, 
responses received from various community-related government 
instrumentalities, and the field collection of information locally. 

The inventory of community filCilities was disaggregated into. the areas 
of education, health, welfare, community needs and recreational 
facilities in each of the above areas. 

The facilities available were presented in such a way that comparison of 
the normally accepted standards of provision of various community 
facilities could be made with the actual provision in various centres or 
regions of the. Shire. Caution should be exercised in interpreting the 
results of these comparisons however. These theoretical standards can 
serve only as a baseline to the assessment of community facility. 
provision in Byron Shire. Thus, the actual and desired theoretical levels 
of provision of community facilities in the Shire at present are shown in 
Table 8.1. Detailed inventories were also undertaken for each urban 
centre and rural areas of the Shire. 

Because such theoretical standards have normally been developed in 
larger urban centres and their applicability to smaller urban centres and 
rural areas is modified by considerations such as isolation and distance 
to other comparable facilities, the movement and usage patterns of 
residents to such facilities and for other community purposes also 
required examination. This examination revealed some interesting facts: 

* Residents of the Shire make over 1 million annual shopping trips. 
The highest number of these trips are made to Mullumbimby, 
which is important to a large region of the Shire, while Byron Bay 
drew from a significant local area. Thus, linkages between the 
towns and the rural areas and towns of the Shire are seen to be 
very important. Easily accessible centres outside the Shire, 
especially Tweed Heads, Lismore and Ballina, receive a great deal 
of escape expenditure from the Shire. 
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Table 9.1: Provision or Community facilities - Total Shire 

Theoretical 

Facility Average Generalised 
Catchment Standard 
Population 

Education 

Pre--Schools 1:6,000 

Primary Schools 1:4-5,000 1:1,400 homes 

Secondary Schools 
1:13,154 1:4,000 homes 

(In Byron Shire) 

Technical College Not in urban centres 

Health 

Hospitals 

Doctors 

Baby Health Centres 

Specialists 

AneUlary Medical 

Nursing Services 

Dentists 

Ambulance Services 

Mental/Community 
Health Services 

Welfare 

Child Care 
long day 
occasional 

P..,ygroup 

Youth Centre 

Aged Day Care/Clubs 

Self-Care Units 

Nursing Homes 

Hostel Accommodation 

Emergency Accom modation 

Social Worker/Counsellor 

Community 

N eighbourhood/Com m un it y 
Centre or Hall 

Post Orrice 

Library 

Recreation 

Bowling Clubs 

Football/Cricket Oval 

Golf Course 

Gymnasium 

Hockey/Soccer Field 

Netball 

Squash Courts 

Swimming Pools: 
• 2S metre 
• 50 metre 

Tennis Courts 

Open Space 

Active Open Space 

Passive Open Space 

Total Open Space 

under 4,000 pop. 

1:15-20,000 

1:2-5,000 

1:4-6,000 

1:12,000 

1 unit +:7,000 .. 
1 unit:15,OOO 

1:12,000 

1:8-10,000 

1:12,000 

1:3,500-6,000 

1:5-10,000 

1:12-15,000 

1:15-30,000 

1:2,500 

1:15-25,000 

1:12,000 

1:3,000 

1:2,900 

1:2,500 

1:12,000 
1:50,000 

1:2,500 

Based on proportion of trips. 

1:1,500 lots 
in new area 

1 unit:225 pop. 

59 beds:/l,OOO 
pop. over 65 

14 beds:l00 
self care units 

1:500 lots 
in new area 

1.21 ha.:l,OOO pop. 

1.62 ha.:l,OOO pop. 

2.83 he..:l,OOO pop. 

1 unit = 20 places, 11-12 children aged 0-4 years per place. 

Shire 
Population 

(1981) 

15,419 

Extended Social 
Network 

Population· 

Desired Level of Provision 

Shire 

2.6 

3.9-3.1 

1.2 

1.0-1.8 

7,7-3.1 

3.9-2.6 

1.3 

2.2 
1.0 

1.3 

1.9-1.5 

68.5 

121.8 

9.6 

1.3 

4.4-2.6 

3.1-1.5 

1.3-1.0 

1.0-0.5 

6.2 

1.0-0.6 

1.3 

5.1 

5.3 

6.2 

1.3 
0.3 

6.2 

18.7 

25.0 

43.7 

Social 
Network 

KIA 

Actual Provision 

7 

15 III State 
t .. Private 

3 

28 (some rotation) 

11 (some rotation) 

17 

6 

33 

60 

53 

2 community centres 
30 halls 

(4 Post Offices 
t3 agencies 

10 

12 

3 
2 

14 

Urban 162.16 
Rural 0.1 

Urban 150.13 
Rural 82.8 

Urban 312.29 
Rural 82.9 

162.26 

232.93 

395.19 
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* 

* 

* 

Byron Bay is the major employment centre for residents of the 
Shire, followed by MuIDumbimby and then by Lismore. No other 
location contributes significantly to the provision of jobs, leading 
to a great deal of travelling being made for the journey to work. 

A great many trips are made annually for schooling, with a 
disproportionately high number of the Shire's schoolchildren 
travelling to Mullumbimby, to the Shire's only high school, for 
education. Additionally, many children, especially from rural 
areas travel to Lismore for schooling. 

Active recreation, especially swimming, particularly at Byron 
Bay, is the major recreational/leisure pursuit for the Shire's 
residents. The second most pursued location is also coastal -
Brunswick Heads. 

* Of all commwtity facilities, the greatest number of annual trips 
are made to visit libraries. Other frequently sought after 
facilities are pre-schools and community centres or halls. The 
majority of such trips are made to Byron Bay, serving the 
southern urban centres in the Shire and many rural areas, and 
secondly to Mullumbimby, serving mostly the northern urban 
centres and inland rural areas. Brunswick Heads also serves as a 
community facilities service centre for Ocean Shores/New 
Brighton/South Golden Beach. 

On the basis of the analysis of all the above information and trends, 
various new schools, shopping centres and recreational activities were 
seen to be needed in the Shire. These are outlined in the Shire's Growth 
Strategies - Working Paper No. 12. The following (in summary) were 
identified as the most apparent areas of community facilities needs in 
Byron Shire at the present time: 

* 

* 

* 

* 

Accommodation for the aged. 

The provision of increased youth facilities, particularly within 
Mullumbimby and Brunswick Heads. 

The institution of child care facilities. 

The provision of facilities or accommodation to aid those in need, 
and particularly those in emergency situations related to 
unem ployment. 

Specific recommendations on these and other facilities in each urban 
centre and in rural areas may be found in Working Paper No.7 (pp 97-
101). The major areas in need were identified as Suffolk Park, Ocean 
Shores/N ew Brighton/South Golden Beach, and rural areas in general. 
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- - - - - - - - - - - - - - - -
RESULTS OF COMMUNITY ATTITUDE SURVEY 
Attitudes:to High Rise Development 

No high-rise build.ings should be permitted 
in Byron Shire 

Provided they are properly located and planned,' 
high-rise buildings (over 3 storeys) should be 
allowed in Byron Shire 

N one of the above 

No opinion on thi~ matter 

TOTAL 

Attitudes to Native Vegetation and Wetlands 

All the remaining native vegetation and 
wetlands in the Shire should be preserved 

Only the most significant stands of native 
vegetation and wetlands in the Shire 
should be preserved 

No areas of native vegetation and wetlands 
should stand in the way of development . 
and progress 

None of the above 

No opinion on this matter 

TOTAL 

,Attitudes to the Preservation of Good Agricultural Land 

Good agricultural land should be protected 
by retention in parcels of a size which . 
permits viable agriculture 

Good agricultural land should be protected 
only if there is enough land elsewhere to 
accommodate demands for rural lots 

Subdivision of good agricultural land 
to provide rural lots and houses should 
be allowed' 

N one of the above 

No opinion on this matter 

TOTAL 

Attitudes to PutureTourist Aeeommodation/Faeilities 

Future tourist accommodation/facilities 
developed in the Shire should focus on low-key, 
family tourist accommodation such as holiday 
cabins and caravan parks 

Future tourist accommodation facilities 
developed in the Shire should focus on 
high standard international-type resorts 

Future tourist accommodation/facilities 
developed in the Shire should incorporate 
a variety of both low cost and high quality 
accom modation/facilities 

There should be no further development of 
tourist accommodation/facilities in the Shire 

N o~e of the abo~e 

No opinion on this matter 

TOTAL 

.A ttitude to Tourist Attractions 

More major tourist attractions should be 
constructed in the Shire 

The.Shire should encourage. the passive 
use of its natural features as its 
major tourist attraction 

The Shire should encourage the development 
of all forms of tourist attractions 

The Shire should discourage further 
tourist attraction development 

N one of the above 

No opinion on this matter 

Attitudes to Rural Subdivision 

The rural areas of the Shire should be allowed 
to be subdivided into smaUlots on demand 

The rural areas of the Shire should be protected 
from subdiv,ision and development that would 
destroy the rural character of·the Shire 

No further development should take place 
in rural areas 

N one of the above 

No opinion on this matter 

Tar'AL 

No. 

1,214 

474 

113 

38 

1,839 

No., 

937 

746 

89 

12 

48 

1,832 

'No. 

1,089 

301 

274 

37 

120 

1,821· 

No. 

591 

76 

945 

167 

10 

35 

1,824 

No. 

94 

1,167 

328 

159 

22 

48 

No. 

409 

.1,145 

132 

44 

82 

1,812 

% 

66.0 

25.8 

6.1 

2.1 

100.0 

% 

51.1 

40.7 

4.9 

0.7 

2.6 

100.0 

,% 

59.8 

16.5 

15.0 

2.0 

6.6 

6.6 

% 

32.4 

4.2 

51.8 

9.2 

0.5 

1.9 

100.0 

% 

5.2 

64.2._ 

18.0 

8.7 

1.2 

2.6 

% 

22.6 

'63.2 

7.3 

2.4 

4.5 

100.0 

A ttitudes to LocatiOn of Urban Growth 

Most future development in the Shire 
should focus on Byron Bay 

Urban growth pressures in the Shire should 
be deflected to a new town site, e.g. at 
Ewingsdale, Ocean Shores or another location 

Urban growth should be spread amongst all the 
existing towns in the Shire, as demand warrants 

N one of the above 

No opinion on this matter 

TOTAL 

No. % 

219 12.1 

234 13.0 

1,245 6M 

56 G.1 

51 2.8 

1,805 100.0 

Attitudes to Future Growth and Development of the Shire 

The Shire should not be allowed to grow 
any further 

Some growth and change in the Shire is 
inevitable and this should be carefully 
selected and planned 

The Shire should be· allowed to grow and 
develop ss much as possible 

N one of the above 

No opinion on this matter 

TOTAL 

Features Enjoyed about Living in Byron Shire 

Relaxing lifestyle 

Pleasant climate 

Attractive coastal location 

Low intensity and scale of development 

Good place to raise a family 

A ttractive rural environment 

Good farming land 

Opportunity for growth and development 

Good compromise between city, and rural living 

Proximity to Gold Coast/Brisbane 

Availability of employment opportunities 

A~ey of Com~unity Facilities and Services 

Library facilities 

ChUd care facilities 

Road maintenance 

Road construction 

Water supply system 

Provision of sewerage 

Parks and playgrounds 

FacUities for youthS 

Facilities for the aged 

Bikeways 

Local public transport 

Amenities at beaches (WC's, 8-:-B-Q's) 

Parking at beaches 

Parking in town centres 

Sporting facilities and amenities 

Entertainment facilities 

Garbage tips 

Garbage services 

Provision and maintenance of cemeteries 

Priorities for Council Expenditure (first rank) 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

Priorities 

Local rural roads improvement 

Upgrading of essential services 

Protection and maintenance of beach 
and dune areas 

Health and welfare facilities 

Local urban roads improvement 

Acquisition of aress'of environmental 
or historical significance 

Provision of low-cost housing 

8. Tourism promotion 

9. Landscaping of'streets and parks 

10. Bush Fire Control 

1 L Cultural facilities 

12. Recreation facilities 

. 13.. Construction of new Council 
administration building 

14. Car parking 

Tar'AL 

No. 

74 

1,382 

320 

22 

1,806 

%' 

4.1 

76.5 

17.7 

0.4 

1.2 

100.0 

% of First Mean of 
Ranks 

19.6 

18.1 

16.8 

" 11.6 

10.0 

9.4 

4,8 

4.4 

4.1 

0.8 

0.4 

3 Ranks 

18.0 

, 18.7 

18.7 

2.6 

11.9 

9.7 

3.8 

8.3 

4.4 

3.5 

0.4 

Adequate 
All Respondents 

Inadequate 
No. % No. 9b 

883 

379 

481 

548 

743 

882 

874 

257 

522 

98 

442 

891 

994 

949 

983 

697 

936 

997 

607 

52.5 

24.3 

28.4 

33.9 

44.9 

54.9 

53.6 

15.9 

32.1 

6.0 

27.2 

54,0 

60.5 

57.0 

60.2 

43.0 

56.4 

60.7 

38.6 

306 

254 

1,078 

841 

546 

236 

467 

756 

473 

917 

687 

502 

407 

552 

224 

577 

405 

147 

66 

First Rank 
No. 9b 

374 

353 

264 

223 

216 ' 

93 

78 

52 

48 

48 

26 

20 

20 

15, 

1,830" 

20.4 

19.3 

14.4 

12.2 

11.8 

5.1 

4.3 

2.8 

2.6 

2.6 

1.4 

1.1 

1.1 

0.8 

100.0 

18.2 

16.3 

63.7 

52.0 

33.0 

14.7 

28.6 

46.9 

29.1 

,56.5 

42.3 

30.4 

24.8 

33.2 

13.7 

35.6 

24.4 

9.0 

4.2 

-

No Opinion 
No. % 

492 

924 

131 

229 

366 

488 

291 

600 

630 

608 

495 

258 

241 

163 

425 

348 

318 

498 

900 

29.3 

59.3 

7.7 

14.2 

22.1 

30.4 

17.8 

37.2 

38.8 

37.5 

30.5 

15.6 

14.7 

9.8 

26.0 

21.5 

19.2 

30.3 

57.2 

- - -

'Users' 

Adequate Inadequate 

74.3 

59.9 

30.9 

39.5 

57.6 

78.9 

65.2 

25.4 

52.5 

9.7 

39.1 

64.0 

70.9 

63.2 

81.4 

54.7 

70.0 

87.2 

90.2 

25.7 

40.1 

69.1 

69.5 

42.4 

21.1 

34.8 

74.6 

47.5 

90.3 

60.9 

36.0 

29.1 

36.8 

18.6 

45.3 

30.0 

12.8 

9.8 
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8.2 Community Attitudes 

. The Community Attitude Survey sought the attitudes of all ratepayers 
and residents of the Shire to the Shire as it is today, and as they would 
like it to be in the future. It also specifically sought attitudes to the 
provision of community facilities in Byron Shire, and the desirability of 
Council spending its funds on providing such facilities, or on other 
priorities. 

Only the raw scores and proportions of respondents answering each 
question are presented below. For a full discussion of the results, refer 
to Working Paper No.7 (pp 103-147). 
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9. TOURISM 

Tourism and the tourist industry have been given specific attention in 
the Environmental Study for the following reasons: 

* Tourism has the greatest impact on the lives of residents of the 

* 

Shire, potentially the greatest impact on the environment and 
. potentially the greatest impact on the local economy. 

There is a feeling inherent in ·the community that major tourist 
·.development will ruin the existing nature and character of the 
Shire. 

The purpose of the tourism investigation has been to place the future 
development of tourism in the Shire into a planning framework in which 
the industry can be stimulated and developed but within a context which 
will retain the existing attractions of the Shire, both for current visitors 
and residents. 

It should be noted that, as with investigations into the community, the 
area of influence of an Environmental Study in this regard can proceed 
only so far. It should be remembered that the chief purpose of an 
Environmental Study is to proceed to the point of establishing land use 
principles over the Shire. Thus, while various comments can be made 
relative to the direction in which the tourism industry is growing or 
being promoted etc, these are provided only as objective professional 
comments arising from observatons made in the course of the principle 
focus of the study, and will need to be implemented and followed 
through by means other than the Local Environmental Plan. 

Investigations into tourism in Byron Shire utilised the following main 
data sources:-

* Published statistical information such as the Domestic Tourism 
Monitor. 

* Previous reports and studies on tourism. 

* 

* 

* 

A survey of tourist establishments undertaken as part of this 
study. 

An inventory of tourist facilities undertaken as part of the study. 

A questionnaire survey of visitors to the Shire. 

A brief summary of the findings of the tourist study is given below. This 
is by necessity, brief. Interested readers are referred to Working Paper 
No.8 - Tourism, for more detail. 
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1 Cape Byron Lighthouse 
2 Cape Byron Walking-Track 
3 Captain Cook Lookout 
.. Palm Valley Picnic Area 
5 Julian RoekB (Seuba Diving) 
6 Byron Markets 
7 Everglades AqUatic Parks and Teagarden 
8 Broken Head Nature Reserve 
9 CoasW Scenic Drive to Ballina 
10 Horseriding 
11 Tyagerah Airport - Scenic Plights 
12 Skydivlng/Paraelnrting 
13 Brunswick Art Centre 
14 Brunswick River and Pien1e Area 
15 Kohinur Gallery 
16 Cedar Cottage 
17 Bucks Bottles 
18 Coolamon Scenic Drive 
19 Searraboletti's Lookout 
20 MeLeods Shoot Lookout 
21 Abraeadabl'a 
22 Banplow Palms Health Resort 
23 Knoekro" Castle 
24 Minyan Palls 
25 Kummer, Park 
26 Roeky Creek Dam 
2'1 Nighteap POf"eSt Drive 
Z8 Peaeh MOWItain Lookout 
29 DunDOn Maeadamia Plantation 
30 The ChannOn Craft Shop 

23 • 

" • 

BYRON SHIRE ENVIRONMENTAL STUDY 
MAJOR ATrRACTIONS 11 
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9.1 

9.2 

Findings 

* The estimated number of visitors to the Shire during the year 
1981-82 was between 230,000 and 300,000. This is an increase 
since 1978/79 of approximately 30 percent. 

* 

* 

* 

* 

* 

Future tourist growth is difficult to predict. Projections over the 
next 10 years indicate that visitors rates could grow by between 
17 and 35 percent per year. 

A verage group expenditure per day is estimated to be $32 for 
destination tourists, $37 for day trippers and $48 for stop-over 
tourists. 

Major beaches and attractions in the Shire are shown on Figures 
11 and 12. The attraction base of the Shire is almost totally 
oriented to the use and appreciation of the high level of natural 
attributes of the ~hire. There is very little in the way of man-
made attractions. . 

The tourist accommodation base of the Shire is focussed in 
Brunswick Heads and Byron Bay. The Shire has approximately 
2,240 units or sites of accommodation with an estimated capacity 
of 7,000 persons at anyone point in time. 

It is estimated that visitors to Byron Shire in 1981/82 spent in the 
order pf $14.6 million to $19 million within the Shire generating 
an estimated 600 to 780 full-time equivalent jobs. 

As well as direct expenditure impacts, tourism has a wide range 
of other related social and economic effects on the Shire. 

Recommendations 

From the above, it has been determined that the attitudes of residents 
and tourists to the desired form of development of the Shire are very 
similar. This form should be natural, low-rise, family-oriented, low-key 
and in harmony with the natural environment. 

More specifically, the following needs are seen in relation to the 
continued desirable promotion and development of the tourism industry 
in Byron Shire: 

* 

* 

* 

The additional provision of entertainment and especially nightlife 
for visitors to the Shire, not only for adults but children and 
teenagers as well. . 

The upgrading and signposting of tourist routes, and the relief of 
traffic congestion at peak tourist periods within towns. 

The provision of additional car and beach parking at various 
locations, particularly in Byron Bay and Brunswick Heads. 
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9.3 

* 

* 

* 

* 

* 

* 

The upgrading and additional provislOn of public amenities in 
urban centres and at beaches, and the ensuring that high 
standards of cleanliness are kept throughout the Shire, even at 
busy times. 

The instigation of additional forms of public transport around and 
between towns in tourist periods. 

The improved provision of tourist information and signposting, 
including the addition of full Shire and historic tours, relocation 
and rebuilding of a tourist information centre in Byron Bay and 
the provision of an unmanned 24 hour Information Booth at 
Brunswick Heads. 

The improved accessibility for the handicapped or aged to the 
Shire's beaches. 

The formulation of a beach access plan for the Shire for the 
purposes of protecting dunal areas currently undergoing 
environmental degradation, and eliminating conflicts between 
beach-goers, vehicles and boats. 

The beautification, tree planting and improvement of street 
furniture in the Shire's towns, and particularly, the development 
of an attractive corso (mall) in Jonson Street from Lawson Street 
to the seafront. 

Opportunities 

From the foregoing, the following opportunities are perceived to be in 
line with the desired future form of tourism in Byron Shire: 

* 
* 

* 

* 

* 

* 

* 

* 

* 

The development of "natural" or bush camping grounds. 

The development of the Tallow Lake area for recreation and 
tourism in accordance with a management plan. 

The extension of the Cape Byron Track to Suffolk Park and the 
inclusion of a bicycleway on this section. 

The development of a caravan park on land to the south of the 
Brunswick Heads Surf Club. 

"The enhancement of the Lookout at McLeod's Shoot. 

The improved provision of tourist access to Mt. Chincogan. 

The development of the crown land between Lawson and Marvell 
Streets, Byron Bay for a Tourist Information Centre, tourist 
parking, medium density tourist accommodation and recreation. 

The careful development of boardwalks and trails in parts of the 
Cumbebin Swamp under the guidance of BEACON. 

The instigation of small craft boating trips on the Brunswick 
River from Brunswick Heads to Mullumbimby and return. 
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WATEGOES 
BEACH 

LITTLE 
BEACH' 
WATEGOES 

JEWS POINT 
BEACH 

BYRON SHIRE ENVIRONMENTAL STUDY 

BEACHES OF THE SHIRE 12 
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10. 

10.1 

10.2 

10.2.1 

BYRON SmRE STRATEGIC PLAN 

Strategic Planning Process 

The preparation of a Shire-wide Strategic Plan aims at providing a 
broad-based overview of the distribution of future Shire growth. Thus, it 
discusses principles of development rather than urban design details or 
the identification of land use zones at the local level. Major areas of 
future development are indicated, together with transport linkages. 

The development of a preferred Strategic Plan has followed a logical 
planning process which has involved: 

* 

* 

* 

Suggested aims and objectives for development in the Shire, 
obtained from discussions with local groups, Council 
representatives and the Community Attitude Survey and outlined 
at the beginning of this document. 

Identification of future land needs. 

An assessment of features of the natural environment that 
provides the opportunity for development and features that 
preclude development. 

* An assessment of the existing built form, distribution of 
population and public infrastructure such as water and sewerage 
systems, community facilities etc. 

Three alternative Strategic Plans were prepared for the distribution of 
future population growth to the year 2001. These alternatives were then 
compared and evaluated and a preferred Shire-wide Strategic Plan 
developed. The evaluation process was such that the recommended 
Strategic Plan need not necessarily be anyone of the three alternatives 
but rather a composite plan containing the best elements of all three. 

Gross Urban Land Needs Assessment 

Estimating Land Needs 

The assessment of future urban land needs involves the following steps: 

* 

* 

* 

* 

*. 

Identify expected population growth. 

Identify expected dwelling growth. 

Identify the number of residential lot equivalents required, based 
on the assumption of a breakdown between medium density and 
low density development. 

Identify the number of residential lots required, based on an 
assumption of vacancy rates. 

Identify the amount of land needed to accommodate these 
residential lots, based on assumptions of average lot size. 

41 



42 PLANNING WORKSHOP EfO 

* Identify the amount of land required for other urban uSes (retail,. 
commercial, industrial, open space, roads, reserves, etc.). 

* Identify existing supply of zoned or committed urban land. 

Assumptions made regarding each of these elements are outlined in 
Working Paper 1 and 5 and summarised below. 

Population Growth 

The "most likely" population projection as determined in Working Paper 
No. 1 is being used as a basis for determining land needs. This 
population project is shown above in Section 2. 

Dwelling Growth 

In order to estimate future dwelling needs, population growth over each 
5 year period is divided by the marginal occupancy rate. This represents 
the ratio of additional people to additional dwellings over a specific time 
period. The marginal occupancy rate used for each town centre are 
based on the relationship between the increase in total private dwellings 
and the increase in population in private dwellings. 

Allowance for Medium Density Development 

Not all of the additional dwelling requirements will be met on 
conventional residential lots. A certain proportion of dwellings will be 
flats, townhouses or other suitable forms of medium density 
development. Land requirements for medium density developments are 
obviously less than for low density development and so it is important in 
determining future land requirements that an allowance is made for a 
realistic amount of medium density development. It has been assumed 
that 25 per cent of future dwelling needs in Byron Bay/Suffolk Park and 
Brunswick Heads will be medium density; 5 per cent in Bangalow and 
Mullumbimby; and 20 per cent in Ocean Shores. 

Number of Lots Needed 

An allowance of 3.5 medium density dwellings per standard residential 
block has been used to estimate the total number of lots required (as 
distinct from dwellings). 

Vacancy Rates 

A t anyone point in time there will be a certain number of lots that will 
remain vacant and the level of development will be lower in new areas 
than in older areas. This is particularly true in coastal areas where 
people often invest in land for a holiday home and a considerable period 
of time lapses before a dwelling is actually constructed. For the 
purposes of this exercise an average vacancy rate of 20 per cent is 
assumed. This implies that in the release areas in particular, there will 
be an average vacancy rate of 20 per cent over the period of the plan. 
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Net Residential Land Needs 

It has been assumed that the average residential lot size would be 
900 square metres. This allowance makes ample provision for larger 
residue lots and generally larger lots. From this, the amount of 
additional land for residential uses can be determined. 

Gross Urban Land Needs 

As well as land for residential purposes, there is a need for land for 
many other uses to serve and support the residential areas such as local 
and main roads; open space (local and district); industrial uses; retailing 
functions; commercial uses; tourist uses; schools and other community 
facilities; institutional uses (churches, etc.); special uses (Council 
depots, sewerage treatment plants, water reservoir, railway stations, 
cemeteries, etc.). Residential land uses are of course the most 
prevalent use, particularly when vacant land is taken into consideration, 
making up approximately 50-60 per cent of the total urban area. 

For the purposes of this exercise it has been assumed that residential 
land needs would make up 45 per cent of total land needs. This allows a 
suitable 'margin for error' to accommodate unexpected but space 
consuming uses. 

Based on these assumptions, land needs have been calculated for the 
most likely population projection and are shown in Table 10.1. 

Table 10.1: Urban Land Needs Byron Shire (ha.) 

1981-86 1986-91 1991-96 1996-2001 

'Most Likelt Projection 
Byron Bay/Suffolk Park 112 158 165 163 
Mullumbimby 20 23 22 22 
Brunswick Heads 50 65 87 120 
Bangalow 5.0 5.5 5.5 6.8 
Ocean Shores/ 60 90 110 162 South Golden Beach 

10.2.2 Specific Urban Spatial Needs 

Within this broad assessment of urban land needs, there are a number of 
specific land use components that need to be addressed independently. 

The distribution of future land requirements into specific uses can be 
undertaken based on: ' 

* Standards relating to a reasonable allocation of space between 
various uses. 
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* The existing distribution of land uses in Byron Shire. 

Once again however, it must be emphasised that estimates of future land 
requirements for specific uses is based on broad generalised assumptions 
an9 is meant to provide a guidance in the development of structural 
principles for the future development of an area. The actual amounts of 
land to be released should be more a function of market forces of 
demand and supply at any particular time. 

Industrial Land 

The current provision of industrial land is approximately 1.2 hectares per 
1,000 people currently living in the Shire. Not all the Shire's population 

, would be served by industrial land within the Shire, with many goods and 
services being provided from places such as 'Lismore, Tweed and of 
course, the major production centres of Sydney/Newcastle and Brisbane. 

There is an undersupply of industrial zoned land in the northern part of 
the Shire. The Billinudgel industrial estate has limitations due to 
flooding and cannot be ,considered to be well located in relation to the 
urban areas of Brunswick Heads and Mullumbimby. There is a need to 
identify land for industrial purposes within those areas. 

Industrial land will need to be supplied to cater for expected demand. In 
order to ensure that adequate land is reserved for industrial purposes, it 

. has been assumed that 4 hectares per 1,000 people is an appropriate 
standard to adopt. 

Industrial land needs therefore over the next 20 years are shown in Table 
10.2. 

Table 10.2: Anticipated Industrial Land Needs - Byron Shire 

1981 1986 1991 1996 2001 

Population Growth 15,419 21,635 28,839 35,544 45,275 

Est. Land Needs (ha) 46 65 101 142 181 

While it is recommended that this land be located in industrial zones, 
there will always be some industrial uses distributed throughout urban 
and non-urban areas. . 

Retail and Commercial Uses' 

Within the Shire at the present time there is a per capita allocation of 
retail floor space of 1.65 square metres per head of population. This 
compares favourably with the accepted general standard for the 
provision of r,etail floor space of 1.5 square metres per capita. 
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In the future, retail needs can be expected to increase. It is likely that 
over time a reasonable provision of retail floor space would be 2 square 
metres per person. 

A t the present time floor space ratios in the commercial areas of the 
Shire range between 0.45:1 and 0.5:1. It has been assumed therefore, for 
the purpose of estimating broad land needs, that overall retail and 
comm'ercial floor space ratios would be 0.3:1. Thus, estimated retail and 
commercial land needs within the Shire over the next 20 years are shown 
below. 

Table 10.3: Anticipated Retail and Commercial Land Needs 

1981 1986 1991 1996 2001 

Population Growth 

Est. Land Needs (ha) 

15,419 

20 

21,635 

28 

28,839 35,544 45,275 

38 42 60 

10.2.3 Rural Residential Land Needs 

An assessment has been made of land requirements for rural residential 
uses. 

Recent population trends have highlighted the rapid population growth 
taking place in rural lands of the Shire. Working Paper No.5 - Demand 
for Rural Lands - discusses the extent and nature of this demand and 
discussed the pattern of subdivision and development taking place in the 
Shire at the present time. The conclusions are summarised below: 

* 

* 

* 

* 

* 

* 

Approximately 38 percent of the Shire's population (5,185 people) 
live in rural parts of the Shire; 

Population in rural areas grew by 9.2 percent between 1976-81 
compared with 6.0 percent in urban areas and 7.2 percent in the 
Shire as a whole; 

Of a Shire population growth of 4,500 between 1976 and 1981, 
2,070 or 46 percent were located in rural areas; 

Building approvals in rural areas increased from 28 percent in 
1980 to 40 percent in 1982. 

Between 1969 and 1982, nearly 50 percent of all lots created by 
subdivision in the rural areas were less than 5 hectares in size; 

A survey of specific small lots localities in the Shire indicated 
that the rate of development of those lots was higher than would 
be expected for rural lots generally; 
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• 

• 

• 

• 

• 

Price increases since 1972 have been more substantial for smaller 
lots up to 2 hectares than larger lots on medium sized lots and 
have been highest in the more desirable residential locations such 
as the escarpment and coastal foothills; 

Over the 4 year period from 1979 t01982, sales of rural lots have 
outstripped rate of production, particualrly for smaller lot sizes 

. between 4,000 square ~etres and 2 hectares; 

Over recent years, demand appears to be strongest for the 
smaller lots of between 4,000 square metres and 2 hectares; 

The market seems to be making adequate provision for larger 
lots, particularly over 20 hectares; 

Demand for rural lifestyles comes from a wide range of people 
and for a wide range of purposes. Generally, however, the nature 
of demand can be categorised into a number of groups: 

people interested in full-time farming 

people interested in part-time farming 

people interested in rural-residential lifestyles with 
adequate facilities 

people interested in a total rural living environment with 
part-time or hobby farming 

groups interested in multiple occupancy or alternate 
lifestyles 

• Because of the complexity of demand for rural lifestyles and the 
lack of any significant experience in closer rural settlement, it is 
difficult to predict future land needs for rural settlement with 
certainty. It is recommended that the rural residential 
development process be closely monitored to ensure that both an 
oversupply and undersupply situation are avoided. 

The assessment of land needs is shown in Table 10.4 and is based on the 
following assumptions: 

1. Marginal occupancy rates: A marginal occupancy rate of 2.8 is 
used to determine the number of additional dwellings required to 
house additional rural population growth. 

2. Vacancy Rates: It is assumed that 30 per cent of new rural 
residential lots will generally remain vacant at anyone point in 
time. As the supply of rural lots increases, particularly in clearly 
defined rural residential areas, the percentage of vacant lots is 
likely to fall. It is assumed that this will occur gradually over 
time so that by 1996 to 2001, 20 per cent of lots are assumed to 
be vacant. 
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3. 

4. 

Need for rural residential zones: Some of future rural dwelling 
growth will be accommodated in rural residential zones and some 
within the remaining rural areas of the Shire on concessional lots 
and larger lots created under the 40 hectare policy. As is 
outlined in more detail in the rural lands study, it is considered 
desirable that most rural residential development occurs in 
clearly defined rural residential zones. For the purposes of 
identifying land for rural residential development, the following 
distribution is assumed: 

Rural residential zones 
Concessional lots 
Rural subdivision (40 ha.) 
Rural villages 

60% 
15% 
15% 
10% 

Land needs in rural residential zOnes: It is assumed that the 
average lot size would be 1 hectare and that 30 per cent of broad 
acre land would be used for roads, open space and drainage etc. 

Table 10.4: Rural Residential Requirements 

1981-86 1986-91 1991.,..96 1996-2001 

Population Growth 3,005 2,800 2,700 2,680 

Dwelling Needs 1,073 1,000 964 957 

Rural Lot Needs 1,532 1,333 1,285 1,196 

Zoned Rural Residential 
919 790 771 718 Lot Needs 

Rural Residential Zone 
1,312 1,140 1,100 1,025 Land Needs (ha.) 

After analysing the constraints to, and opportunities for, development in 
the Shire, the assumptions implicit in the above analysis may be refined, 
particularly with regard to the proportion of the Shire's future 
population living in rural areas and the minimum lot size in rural 
residential zones in specific locations. 

Thus the demand analysis discussed above should not be taken as 
-definitive or final but rather should be interpreted as part of the 
planning process. 

I 10.2.4 Existing Urban Land Supply 

I 
I 
I 

Part of the urban land needs identified over the next 20 years can be 
accommodated within the existing urban areas on land already zoned (or 
committed for rezoning) that is as yet undeveloped. Calculations have 
been made of the supply of vacant land within the urban areas of the 
Shire and these are shown in Table 10.5. These existing land reserves 
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can be divided into three categories - vacant lots in village zones; 
vacant unsubdivided parcels of land in village zones; and land committed 
for rezoning as part of land for which Local Environmental Plans are in 
the final stages of preparation (referring mainly to lands for rezoning in 
the Byron Bay/Suffolk Park Local Environmental Plan). 

In calculating the size of the existing land bank, only land capable of 
development has been included. 

Table 10.5: Existing Land Supply 

Byron Bay/ 
Suffolk 

Park 

Mullu~r 
bimby 

Brunswick 
Heads 

Bangalow Ocean Shores/ 
South Golden 

Beach 

Vacant lots 
Vacant lots (ha) 

Zoned undeveloped 
land (ha) 

Committed for future 
rezoning (ha) 

Total (ha) 

300 
25 

92 

121 

238 

75 
6.75 

35.4 

42 

1. Excluding rural residential zones. 

23 
1.8 

51 

53 

Source: Byron Shire Council Land Use Survey (1983). 

10.3 Constraints to Development 

55 
4.4 

.2.2 

6.6 

Aspects of the natural and man-made environment described in Working 
Papers 3 and 4 affect the capability of land to accommodate urban and 
rural development to different gegrees. 

A summary of the major constraints to development follows. 

10.3.1 Natural Constraints to Growth 

Shire 

Use of a large part of the Shire for urban or more intensive rural 
development is constrained by a large number of natural factors. 

1,353 
112 

112 
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Considering each landform element of the Shire, it is clear that the 
coastal plain is the most suitable area for intensified development. The 
coastal ridges can be particularly visually prominent in parts, as well as 
steep and unstable in landform; the undulating volcanic plateau area 
contains some of the Shire's most valuable agricultural land; the 
mountain ranges and valleys are also frequently visually prominent, 
steep, erosion-prone, heavily timbered and fire prone. Some areas are 
isolated with limited alternative access, and others lie within protected 
catchment areas. 

On the other hand, the coastal plain is generally flat and provides much 
good building land. However, even this has constraints to growth, 
including: 

* 

* 

* 

* 

* 

* 

* 

Land instability associated with coastal erosion and the stability 
of the dunal system; 

Significant economic geological resources; 

Archaeologically significant sites and relics; 

Dry heath and other areas subject to bushfire risk; 

Innundation associated with high water tables and flood liability; 

Drainage problems; 

Significant wetland and other natural ecosystems which are 
environmentally significant and sensitive. 

Rural Areas 

The same range of natural constaints affect the rural areas of the 
Shire. However, areas suitable for intensified rural development are 
also subject to more specific natural constraints. 

Given the need to protect good quality agricultural land where practical, 
an important consideration in rural areas is the agricultural suitability of 
the land. This relates closely to the size of holding which should be 
established in various areas. This in turn relates to soil type, slope and 
geology. Rural development is also constrained by visual prominence. It 
is desirable to avoid the situation where rural subdivision leads to the 
deterioration of the rural character of the Shire and quality of the 
environment. 

Byron Bay 

The major natural constraint to the growth of Byron Bay is the extent of 
flood-prone lands and wetlands. This in effect provides a buffer to 
development to the west also extending northwards. Towards the south
west, growth is restricted again by the wetlands. The land then rises 
sharply to form the escarpment leaving only a narrow belt suitable for 
development. Thus the future development of the town is restricted to: 
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* 
* 

* 

* 

Limited potential for in fill within the existing village area; 

Limited potential to the south-west in the vicinity of Old 
Bangalow Road and Cemetery Road. This area can extend 
westward along the foothills of the escarpment recognizing 
possible conflicts from a quarry, Yagers piggery and the visual 
b,!-ckdrop of the escarpment; 

Areas immediately to the west of Belongil Creek to the west and 
south of the existing industrial estate. This land has a high 
suitability for industrial uses; 

In the longer term, to the Ewingsdale area. 

An important natural constraint affecting the development of Byron Bay 
is the threat of coastal erosion. While coastal processes affect the 
entire coastline of the Shire, nowhere is the potential damage or loss 
more significant than in this township. The identification of the coastal 
impact zone by the Department of Public Works indicates the extent of 
damage that could be caused, should no preventative measures be 
undertaken. This matter is discussed in more detail in relation to the 
Urban Structure Plan for Byron Bay. 

Suffolk Park 

Land capable for growth at Suffolk Park is situated mainly to the west, 
between the existing Broken Head Road and the escarpment. There is 
also limited potential for growth to the south although careful planning 
in this area is required in view of the importance of Taylor Lake, 
Batson's Quarry and the Broken Head area. 

Mullumbimby 

Again the major natural constraint affecting the growth of Mullumbimby 
is flooding, restricting the potential for growth to the south and east. 
Steep, heavily vegetated land to the north limits the potential for 
growth in this direction, leaving the western side of town as the major 
area for potential growth. The determination of flood-prone land is 
essential to resolving the future growth and development of this town, as 
is the case with Brunswick Heads and Byron Bay. The finalisation of 
development strategies in these areas is dependent upon completion of 
detailed flood studies. 

Bnmswick Heads 

Of all the towns in the Shire, Brunswick Heads has the smallest supply of 
land capable of development. Major constraints include flood-prone 
land, wetlands and coastal erosion immediately along the coastline. 
Major areas of growth can be found along the Saddle and Andersons 
Ridge, although this land is quite steep, visually prominent and difficult 
to service. 
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10.3.2 

Bangalow 

There are very few natural constraints restricting the future 
development of Bangalow. Factors to be taken into consideration 
include the visual prominence of the surrounding ridgelines, localised 
flooding of Byron Creek and the high suitability of the land for 
agricultural purposes. 

Ocean Shores/N ew BrightonlSouth Golden Beach 

The future growth and development of Ocean Shores will be subject to 
further investigation independent of this study. However the major 
physical constraints to development that would have to be given 
consideration would include flooding of Marshall's Creek, 
environmentally important wetlands, and coastal instability. 

Man-Made Support Constraints to Growth 

Shire 

The overall level of growth attainable in the Shire is constrained by 
various elements of its settlement support infrastructure. The major 
elements of this infrastructure, of course, are water and sewerage 
provision and the transport system. However, there are other -elements 
of support which have bearing on the adoption of one growth strategy as 
opposed to another, or limit the expansion of growth, either by aerial 
extent or total capacity. 

The major determining factor in this regard is the pattern of existing 
settlement which has occurred in the Shire. Urban expansion must take 
into account the logical expansion of water and sewerage infrastructure 
from existing centres in the Shire. This consideration indicates the 
desirability of expansion in an arc stretching from Byron Bay west to 
Mullumbimby and north to Ocean Shores. This line of expansion would 
allow the best use and development of existing infrastructure. Other 
elements of infrastructure accentuate the desirability of this line of 
expansion. 

On a Shire scale, other major constraints are presented by the 
transportation infrastructure, and the need to upgrade this system to 
provide increased accessibility between the major foci of the Shire. 

Rural 

Settlement support constraints generally act as a lesser constraint to 
development in rural than urban areas, requirements for settlement 
support infrastructure generally being less rigorous in rural areas. 

The supply of water to rural residential subdivisions however, has been 
deemed a major settlement support constraint, given that it is deemed 
desirable that reticulated water be required as a pre-requisite to further 
rural subdivision. 

51 



52 PLANNING WORKSHOP LTh 

A constraint to rural subdivision also exists in the form of the transport 
infrastructure of the Shire, given the philosophy that the efficiency of 
major highway routes through the Shire should not be downgraded by 
localised development. At a more detailed scale of consideration, the 
capacity and condition of particular rural roads is also a constraint to 
significant increases in rural population if development is to be orderly 
and economic. 

Byron Bay 

The major constraint to growth in Byron Bay arising from the existing 
settlement pattern is the severance of the town by the North Coast 
Railway Line, and the lack of crossings of this line. Combined with this 
problem is the present passage of TR65 through the main street of Byron 
Bay. 

Water and sewerage however, form the most direct constraints to the 
direction and level of urban growth attainable in and around Byron 
Shire. The location of the St. Helena Reservoir, in particular,provides a 
constraint to the development of expansion areas of Byron Bay by virtue 
of the fact that development should generally not take place above a 
height of about 25 metres below the top water level of this reservoir. 
This constraint also applies to the location of substantial areas of land in 
this vicinity otherwise suitable for rural residential development. 

It is largely the direction rather than amount of urban growth which is 
limited by the sewerage infrastructure of Byron Bay. The existence of 
sufficient land to serve the future needs of Byron Bay only to the 
west/north west of the existing town, points strongly to the fact that the 
needed new sewerage treatment works should be located to the north 
west of the existing town, thereby constraining substantial further urban 
growth to the south or south west of the town. The location of this 
works in the area proposed is also logical from the point of view that 
much of the cost of the treatment works, as well as reticulation, can be 
paid for by the developers of the major expansion areas. 

Suffolk Park 

An infrastructural constraint to the development of Suffolk Park has 
been seen to exist in the form of the limited single road access presently 
available to the town. While water and sewerage infrastructure have not 
been seen to be a significant constraint to further development in the 
local area of Suffolk Park, the present lack· of community or 
recreational facilities should be considered so. 

Mullumbimby 

The existing structure of Mullumbimby has been seen to be relatively 
poorly developed, with several barriers to movement and cohesiveness 
being formed by the various branches of the Brunswick River, and the 
main North Coast Rail Line. ·It has also been noted that access to 
Mullumbimby is relatively poor, particularly from other northern urban 
centres which are closely functionally related to it. 
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The most important constraints in relation to water and sewerage 
infrastructure are the present connection of Mullumbimby to the 
Laverty's Gap source of water rather than the Rous County Council 
supply, and the possibility of a new sewerage treatment plant being 
required should substantial growth occur in areas across the ridge to the 
south west of the town, or above the level of capacity of the existing 
works. 

Bnmswiek Heads 

Settlement support constraints affecting Brunswick Heads include the 
development of the town around the axis of the Pacific Highway, the 
lack of an adequate commercial and retail core in the town, and the near 
capacity of the Brunswick Heads sewerage treatment plant. Substantial 
development at Brunswick Heads could only proceed with the 
development of the proposed Ocean Shores treatment works with a 
means of effluent disposal which is environmentally acceptable. It is 
believed that the upgrading of the water trunk main to Brunswick Heads, 
and indeed Ocean Shores, is planned by the Rous County Council and 
that consequently the supply of water should not be a constraint to 
future development. 

Bangalow 

There also appear few settlement support constraints to continued urban 
growth in and around Bangalow. The major constraint is of course 
conflict and severance of land use by the Pacific Highway. The 
functioning of the town is also affected by the division created by the 
North Coast Rail Line, and the impediment of movement between 
residential areas of the town and other areas, in particular, recreation 
areas. The provision of water and sewerage do not appear a constraint 
to Bangalow's growth. 

Ocean Shores/New Brlghton/South Golden Beaeb/Billinudgel 

Being a relatively new planned community, the water, sewerage and 
transport infrastructure of Ocean Shores should not present an undue 
constraint to further development. It is noted however, that substantial 
further development of Ocean Shores is dependent upon provision of the 
planned sewerage treatment plant, and likewise, that the provision of 
sewerage to the whole of New Brighton and South Golden Beach could 
technically occur as a result of the construction of these works. Until 
such time as the latter areas are accepted into the sewerage system, a 
constraint to development should be considered to exist in terms of the 
density of development which can be undertaken in these areas. 

It is noted that water supply deficiencies presently exist within this 
area. However, it is believed that this constraint will be removed with 
the programming of a new reservoir for construction during 1983. 

The provision of community facilities, in particular a community 
meeting place, and other basic elements of physical infrastructure, 
including street lighting, are also deficient in the settlement support 
infrastructure of this area. 
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10.4 

10.4.1 

Development and Bvaluation of Alternative Strategies 

Altemative Growth Strategies < 

The natural constraints to development, the existing urbs,n structure and 
. the existing infrastructure system leave little room for the development 
of alternative growth strategies that are reasonably practical and 
capable 'of implementation. Nevertheless, three possible alternative 
strategies were developed and evaluated. From this a preferred 
Strategic Plan has been selected. 

The three alternatives are: 

* 'Trend" Strategic Plan based on a continuation of past growth 
rates. This option is based on the most likely population 
projection as shown in Section 2 (Figure 13). 

* "Concentrated Growth" Strategic Plan in which future growth is 
concentrated into urban areas, particularly at Ewingsdale 
(Figure 14). 

* "Dispersed Growth" Strategic Plan in which growth is dispersed to 
a number of focal points in the. Shire, including small rural 
villages (Figure 15). 

There are a number of common elements to each option that can be 
highlighted. Firstly, the population is the same for each option. By the 
year 2001, a population growth of 45,000 is planned for. Actual rates of 
growth may of course, vary from this projection. However, it is felt 
that a slower or faster rate of growth will only affect the staging or 
timing of the implementation of the preferred growth strategy. 

A second common element is that the constraints to development are 
basically the same in each option; An overview of these contraints, 
together with the fact that the Shire is only relatively small, suggests 
that the options for future development are, in fact, limited. 

Thirdly, the alternative growth strategies are based on the same set of 
aims and objectives. The policies for achieving these objectives differ. 
This forms a basis for evaluating the growth options based on the 
recommended aims and objectives of the plan. 

Finally, in each option some growth has been allocated to the Ocean 
Shores area. Little attention has been given to the overall suitability of 
the land within the area defined on the alternative strategy plans. This 
is the subject of a separate investigation. An initial perusal of natural 
constraints to development suggest that the· capacity of the -area to 
absorb substantial further development may be limited. Should the land 
not be suitable for the levels of growth allocated in each option, then 
alternative land will need to be provided. . 

These alternative strategies are discussed in detail in Working Paper 12. 
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1.0.4.2 Evaluation of Alternative Strategies 

In order to assess the merits of each option and to provide guidelines for 
the preparation of a preferred strategy plan, the three options have been 
subjected to an evaluation process. 

This evaluation process consists of two parts. A simplified objectives 
achievement matrix has been prepared to assess the extent to which 
each option achieves the recommended objective of the plan. The 
second part involves a brief disucssion of the advantages of each option 
that can then be used to prepare the preferred Strategic Plan. 

The 'Trend" Plan would appear to be the most logical growth option 
since it reflects realistic growth pressures. There are however, some 
disadvantages of this option. These can be summarised as: 

* 

* 

* 

* 

A large amount of land is needed for rural residential 
development. 

Rural residential development takes up a significant proportion of 
good quality agricultural land on the coastal fooothills. This 
situation should be avoided if possible. 

There are difficulties in servicing the urban growth areas to the 
south of Brunswick Heads. 

The amount of growth predicted in the rural areas of the Shire 
would not maximise the achievement of objectives concerned 
with maintaining the rural character of the Shire. 

The "Concentrated Growth" Plan is the most economic in terms cf 
provision of urban services. Focussing on the Ewingsdale area, it would 
enable the early development of a regional centre. Accessibility would 
be high and maximum use of the existing transport hierarchy would be 
facilitated. Also, there is a limited amount of development in the rural 
areas of the Shire, facilitating protection of agricultural land and the 
maintenance of the rural character of the Shire. 

Disadvantages of this option'include: 

* 

* 

* 

This option would imply a high level of redevelopment in the 
exising town centres. This could change the existing character of 
urban areas and a proportion of unit development could be 
relocated in highrise buildings; 

Such a high level of development in the existing urban area may 
be difficult to achieve; 

Little growth is planned for centres outside the Byron Bay/Suffolk 
Park/Ewingsdale area. This may be impractical given the 
pressure for development in these areas. 
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The "Dispersed Growth" Plan is t~e least desirable of all three options. 
Disadvantages of this option include: 

* 

* 

* 

A high cost in the provision of urban services, particularly to the 
selected rural villages. 

A maximum intrusion onto the rural landscape and an unnecessary 
sterilisation of agricultural land. . 

Accessibility to employment opportunities and community 
facilities would be limited. 

10.5 Development of the Preferred Strategy 

None of the above options completely satisfy all of the stated objectives 
of the plan. Such an achievement would be an impossibility, however, 
given the fact that the objectives sometimes conflict, it is possible 
however, to select desirable elements from each option to develop a 
preferred Strategic Plan. This plan is shown on Figure 16. 

The preferred Strategic Plan incorporates the following general 
principles: 

* 

* 

* 

Development is generally encouraged on the coastal fringe below 
the escarpment. Fingers of· urban and rural residential 
development are located on spurs from the escarpment separated 
by areas of agriculturallanp that form the flood plain. 

It is intended that the plateau area, the valleys and upper valleys 
be left in their present form although attention has been given to 
altering sub-division controls in certain areas. This is primarily in 
order to maintain and enhance the rural character of the Shire 
and to encourage the orderly and economic development of the 
Shire. 

. Concentrating development on the coastal fringe will have the 
following advantages: 

it will encourage economies in the provIsion of urban 
infrastructure particularly roads, water and sewerage; 

development will be located in areas highly accessible to 
existing urban centres and to the coastline. This 
accessibility can be facilitated by the development of a 
strong road hierarchy based largely on the existing road 
patterns. 

Elements of the preferred Strategic Plan are discussed below. 
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10.5.1 Urban Land Needs 

In line with the preferred strategy, the distribution of the "most likely" 
population projection in the Shire has been adjusted from that assumed 
in Working Papers 1 - Demography and 11 - Urban Land Needs 
Assessment •. This population distribution is shown in Table 10.6. Urban 
land needs (excluding industrial land needs) for each 5 year period are 
shown in Table 10.7. 

Table 10.6: Preferred Strategy Population Distribution 

1981 1986 

Byron Bay/Suffolk Park 3,864 6,500 
Mullumbimby 2,234 2,409 
Brunswick Heads 1,877 2,150 
Bangalow 611 750 
Ocean Shores/South Golden 

Beach 1,018 2,100 

Urban 9,604 13,912 
Rural 5,815 7,723 

Shire 15,419 21,635 

Table 10.7: Preferred Strategy Urban Land Needs 

1981-86 
(ha) 

Byron Bay/Suffolk Park 181 
Mullumbimby 15 
Brunswick Heads ' 20 
Bangalow 14 
Ocean Shores/South Golden 

Beach 82 

Rural Residential Zones 614 

10.5.2 Residential Development 

Byron Bay/SuffolkPark 

1986-91 
(ha) 

195 
49 
38 
16 

91 

636 

1991 

9,340 
2,950 
2,650 

900 

3,300 

19,140 
9,700 

28,840 

1991-96 
(ha) 

230 
49 
41 
22 

91 

272 

1996 2001 

12,700 16,234 
3,500 4,058 
3,200 3,649 
1,100 1,440 

4,500 6,310 

25,000 31,690 
10,544 13,580 

35,544 45,275 

1996-2001 Total (ha) 

244 850 
49 162 
34 133 
35 87 

138 402 

978 2,500 

The existence of natural development constraints limit the possibility 
for development in the immediate vicinity of the township of Byron Bay. 
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The Byron Golf Course and the land adjacent to this on the eastern side 
of Broken Head Road toward Tallow Creek form a natural barrier to 
development at' Suffolk Park. This buffer prevents ribbon development 
along the coastal road leading south from Byron Bay and gives Suffolk 
Park an urban form separated'from Byron Bay. 

The expa,nsion of Suffolk Park cari take place on the western side of the 
Broken Head Road. The future development of this area should make 
provision for the realignment of the coastal road and the need to protect 
the visual quality of the escarpment to the west. 

Ewingsdale 

There is insufficient land within the areas described above to cater for 
land needs over the next 20 years. The obvious and most desirable 
location of land to satisfy predicted growth needs is the Ewingsdale 
area. Land in the vicinity of Ewingsdale would be sufficient to cater for 
expected demand well into the 21st century. Future major structural 
components of this area include: 

* 

* 

A' major intersection of the Pacific Highway and Myocum Road 
which will make this locality potentially the most accessible in 
the whole Shire. . 

A number of community facilities to take advantage of the 
accessibility of this location including a district retail centre and 
a high school. This major district centre would be the most 
appropriate location for a future Council administrative centre; 

There is potential for this area to act as the focal point for the future 
development of the Shire. 

Bangalow 

Development of Bangalow should proceed in a northerly direction as a 
continuation of the existing more recent subdivisions. Care should be 
taken in this area to protect the visual quality of the hills surrounding 
the township. In the longer term development could extend soutwards on 
the northern side of the railway line. . 

As the Shire grows and as the development of Ewingsdale takes place, it 
, can be expected that Bangalow's role will change and become more of a 
dormitory growth area for Ewingsdale. 

Mullumbimby 

Mullumbimby currently has approximately 10 years supply of zoned 
vacant residential land and the preparation of a Local Environmental 
Plan for the release of more land is imminent. Natural constraints, 
particularly flooding, largely dictate the direction of future growth in 
Mullumbimby towards the west. There is adequate land supply in this 
area to cater for anticipated growth over the 20 year planning period 
and beyond. There are areas to the north of the town that, on current 
projects, would provide sufficient land well into the 21st century. 
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10.5.3 

Future development to the east of Mullumbimby is limited by flooding. 

Bnmswick Heads 

Of all the towns in the Shire, probably Brunswick Heads is the one where 
future development is most constrained. 

In addition to the recently rezoned land to the south of the village, the 
northern part of the saddle has been identified for urban growth. 

The future development of Brunswick Heads is related to the 
construction of a Pacific Highway bypass. This will affect the location 
and design of future urban release areas and the future of crown lands 
immediately to the west of the town. 

Ocean Shores 

There is enough zoned and subdivided land in the Ocean Shores area to 
cater for anticipated population growth for the next five years, not 
considering the need to reserve land for future development. The future 
development of this area will be dependent upon the completion of 
further environmental studies of the area. At this point, no assessment 
has been made of the capability of the land at Ocean Shores to 
accommodate anticipated growth. Should the area not be capable of 
absorbing anticipated growth then such growth will have to be 
accommodated elsewhere in the Shire such as Mullumbimby, Brunswick 
Heads and Ewingsdale. 

Rural Residential Development 

The preferred strategy assumes that by the year 2001, an additional 
7,800 people will be living in the rural areas of the Shire. It is further 
assumed that approximately 60 per cent of those people will live in 
specifically defined rural residential zones. Rural residential areas have 
been located close to the existing urban areas, taking care not preclude 
or inhibit future urban development. Maximum advantage is taken of 
the views and accessibility afforded by the coastal foothills. The 
recommendations of the Department of Agriculture have been generally 
adopted. 

10.5.4 Industrial Development 

Location 

A t the present time there is an inadequate distribution of industrially 
zoned land within the Shire - the two existing estates being at West 
Byron and Billinudgel (the latter being subject to inundation). A t the 
present time a commitment has been made to the zoning of land for 
industrial uses at Bangalow and there is potential for an expansion of 
this area in the vicinity of the sewerage treatment plant on the northern 
side of the railway line. 
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10.5.5 

10.5.6 

The preferred Strategic Plan identifies the following land as being 
appropriate for further industrial activity: 

West Byron: Land adjacent to the current Byron Industrial Estate 
is considered suitable for industrial use. 

* East Mullumbimby: The size and location of this area can only be 
determined after floodprone land has been clearly identified. 

These three areas would provide enough land to satisfy demand for the 
next 20 years. 

Staging of Industrial Land Release 

The staging of development of industrial land very much depends on 
demand. Because of the shortage of suitable land to the north, it is 
recommended that land be identified and rezoned as soon as practical 
after the finalisation of flood studies in the Brunswick catchment. 

Commercial/Retail Development 

Future retail and commercial land needs are shown below in Table 10.8. 

Table 10.8: Anticipated Retail and Commercial Land Needs 

Population 
Estimated Land 

Need (ha) 

1981 

15,419 

20 

1986 1991 

21,635 28,839 

28 38 

Source: Working Paper No. 11 - Urban Land Needs 

1996 

35,544 

47 

2001 

45,275 

60 

It is likely however, that the retail hierarchy of the Shire will be 
dominated by district centres at Byron Bay, Ewingsdale and 
Mullumbimby, and possibly Ocean Shores, with smaller centres at 
Bangalow and Brunswick Heads, and a smaller neighbourhood centre to 
cater for the convenience needs of Suffolk Park. 

Community Facility Needs 

Working Paper No.7 - The Community - outlined existing deficiencies in 
the community facility infrastructure serving the present population of 
Byron Shire. Various deficiencies were noted to exist on a Shire wide 
scale; other deficiencies were seen to be the result of the existing 
distribution of facilities, and poor access to these facilities by residents 
of various centres or regions of the Shire. 
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Table 10.8 extrapolates the community facility needs of the projected 
Byron Shire population in the year 2001, by urban centre and rural area. 
The shortfalls in existing provisions which are identified in this table 
should not be taken as hard and fast requirements, but rather guides to 
the forecast needs of community facilities in 2001. 

The number of facilities shown relative to the projected populations of 
each town or region should be considered a hard and fast distribution. In 
fact, the distribution of facilities which has been adopted varies the 
number of major facilities at each location slightly, according to 
accessibility considerations. Nevertheless, the numbers· of each type of 
facility listed for each centre should serve as a useful guide to Council 
in the distribution of facilities. 

The major items of community facilities which are. forecast to be 
required by 2001, and the locations at which they are provided are as 
follows: 

* 

* 

* 

* 

Five new primary schools, to be located at Suffolk Park, Ocean 
Shores, Ewingsdale (two schools)' and Brunswick Heads 
supplementing the existing provision of rural and urban primary 
schools. Should the development of the northern part of Ocean 
Shores proceed as planned, another primary school will be 
required to be provided in that location. 

Three new secondary schools, located at Byron Bay/Suffolk Park, 
Ewingsdale and Ocean Shores. 

One new centralised major hospital facility to be located at 
Ewingsdale. 

Centralised cemetery and rubbish tip facilities. A site for a 
cemetery has been identified at Myocum and a site has been 
selected for a rubbish tip in the Quarry Road, Ewingsdale area. 

The proposed location of these major community facilities is shown 
diagrammatically on the preferred Strategic Plan. Other types of 
community facilities should be located roughly in line with the guide 
provided by Table 10.8. 
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'fAhlelO.8 Projected Community FAcilities Necds, 2001 

Facility 

Theoretical 
Average 

Catchment 
Population 

Prererred strategy prOjections 

Education 

Pre-Schools 

Primary Schools 

Secondary Schools 

Teahnical CoUege 

Health 

Hospitals 

Doctors 

Baby Health Centres 

Specialists 

Ancillary Medical 

Nursing Services 

Dentists 

A mbulance Services 

Mental/Community 
Health Services 

Wel(are 

Child Care 
. long day 
. occasional 

Playgroup 

Youth Centre 

Aged Day Care/Clubs 

Self-Care Units 

Nursing Homes 

Hostel Accommodation 

Emergency A~commodation 

1:6,000 

1 :4-5,000 

1:13,154 
(in Byron Shire) 

1:15-20,000 

1:2-5,000 

1:4-6,000 

1:12,000 

1 WlU+:7,OOO 
1 unit:15,OOO 

1:12,000 

1:8-10,000 

~iaJ Worker/Counsellor 1:12,000 

CommWlily 

~:~'fr~~;~f~~/com muni ty 1:3,500-6,000 

Post Office 

Library 

Bowling Clubs 

Football/Cricket Oval 

Golr Course 

Gymnasium 

Hockey/Soccer Field 

Netball 

Squash Courts 

Swimming Pools: 
. 25 metre 
. 50 metre 

Tennis Courts 

Totals 

Active Open Space 

Passive Open Space 

Total Open Space 

1:5-10,000 

1:12-15,000 

.1:15-30,000 

1 :2,500 

1:15-25,000 

1:12,000 

1:3,000 

1:2,900 

1:2,500 

1:12,000 
1:50,000 

1:2,500 

Based on proportion o( trips. 

Generalised 
Standard 

hl,400 homes 

1:4,000 homes 

1:1,500 lots 
in new area 

1 unit:225 pop. 

59 beds:/I,OOO 
pop. over 65 (7,470 
or 16.5% of pop.) 

14 beds:lOo 
sel( care units 

1:500 lots 
in new area. 

1.21 ha.:l,OOO pop. 

1.62 ha.:l,OOO pop. 

2.83 ha.tl,oOO pop. 

1 unit = 20 places, 11-12 children aged 0-4 years per place. 

Byron Bay/ 
Suf(olk Park 

16,234 

2.7 

4.1-3.2 

\.2 

1.1-0.8 

8.1-3.2 

'4.1-2.7 

\.4 

2.3 
1.\ 

\.4 

2.0-1.6 

72.2 

ISS 

\0 

\.4 

4.6-2.7 

3.2-1.6 

1.4-1.1 

1.1-0.5 

6.5 

1.1-0.6 

\.4 

5.' 
5.6 

6.5 

\ .. 
0.3 

6.5 

19.64 

26.30 

45.94 

Mullumbimby 

4,058 

0.7 

1.0-0.8 

0.2 

0.3-0.2 

2.0-0.8 

1.0-0.8 

0.3 

0.6 
0.3 

0.3 

0.5-0.4 

18.0 

40.0 

0.7 

0.3 

1.1-0.7 

0.8-0.4 

0.3 

0.3-0.1 

\.6 

0.3-0.2 

0.3 

\ .. 
I.. 
1.6 

0.3 
0.\ 

\.6 

4.91 

6.57 

11.48 

Ocean Shores/ 
Brunswick New Brighton/ 

Heads S. Golden Beach/ 
Billinudgel 

3,649 6,310 

0.6 

0.9-0.7 

0.3 

0.2 

1.8-0.7 

0.9-0.6 

0.3 

0.5 
0.2 

0.3 

0.5-0.4 

16.2 

36.0 

2.3 

0.3 

l.o-0.S 

0.7-0.4 

0.3-0.2 

0.2-0.1 

1.5 

0.2-0.1 

0.3 

1.2 

\.3 

1.5 

0.3 
0.1 

1.5 

4.42 

5.91 

10.33 

\.\ 

I.S-1.3 

0.5 

0.4-0.3 

3.2-1.3 

1.6-1.1 

0.5 

0.' 
0.4 

0.5 

0.8-0.6 

28.0 

61.0 

3.' 

0.5 

1.8-1.1 

1.3-0.6 

0.5-0.4 

0.4-0.2 

2.5 

0.4-0.3 

.0.5 

2.\ 

2.2 

2.5 

0.5 
0.1 

2.5 

7.64 

10.22 

17.86 

Bangalow 

1,440 

0.2 

0.4-0.3 

0.\ 

0.\ 

0.7-0.3 

0.4-0.2 

\.1 

0.2 
0.\ 

0.\ 

0.2-0.1 

6.4 

14.0 

0.' 

0.\ 

0.4-0.2 

0.3-0.1 

0.\ 

0.\ 

0.6 

0.\ 

0.\ 

0.5 

0.5 

0.6 

0.1 

0.6 

1.74 

2.33 

4.07 

Rural 

13,580 

2.3 

3.4-2.7 

\.0 

0.9-0.7 

6.8-2.7 

3.4-2.3 

3.8 

I.' 0.' 

\.\ 

1.7-1.4 

SOA 

\32 

8.5 

\.\ 

3.9-2.3 

2.7-1.4 

1.1-0.9 

1.1-0.5 

5.4 

0.9-0.5 

1.\ 

'.5 
'.7 
5.' 
\.1 
0.3 

5.' 

16.43 

22.00 

38.43 

TOTAL 

45,275 

7.5 

11.3-9.1 
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10.5.8 

The transport network provides the backbone of any structure planning 
exercise. 

Movement patterns within the Shire are strongly aligned on north-south 
a,nd eaSt-,w~st ax~s with two major focal points. Mullumbimbyservices a 
wide hi~terland and also attracts a surprisingly large number of trips 
from Ocean Shores and Brunswick Heads. Byron Bay on the other hand, 
draws from most of the centres in the Shire. 

If a centroid of all trip movements within the Shire had to be nominated, 
i.t would be the Ewingsdale intersection of TR65 and the Pacific 
Highway: The development of a focal point at this location would be 
highly accessible to all other centres in the Shire' and would act to 
reduce J:h~ .. number of trips made outside the Shire northwards toward 
the Tweed arid south south west to Ballina and Lismore respectively. 

The Strategic Plan therefore attempts to take advantage of the 
accessibility of this location. Recommendatfons on major road 
improve~ents include: ' . 
* The'"-diverslon of the Pacific Highway ar~unif Brunswick Heads -

an alignment for which an approximate line is apparently 
established by the Department of Main Roads; 

* 

* 

* 

* 

* 

* 

Upgrading of the Ewingsdale/Mullumbimby Road as rural 
residential development expands; 

Upgrading of the Ewingsdale intersection; 

Future relocation of the Pacific Highway around Bangalow; 

An upgrading of the Ocean Shores/Mullumbimby Road and the 
Brunswick/Mullumbimby Road; 

A gradual upgrading of the Mullumbirriby/FederallEureka/Lismore 
Road connection; 

Re-alignment of Broken Head Road to the south of Suffolk Park. 

Traffic'movement in existing urban centres will be discussed in more 
detail in relation to the individual urban Structure Plans. 

Infrastructure Planning 

The planning for growth in any area must ensure that the most efficient 
and logical extension of urban and rural infrastructure occurs. It is only 
by ensuring this, that development costs can be minimised and the price 
of land kept to a level affordable for those who wish to live in the Shire. 

The development of the Shire in accordance with the preferred Strategic 
Plan results in an efficient utilisation of infrastructure in the following 
ways: 

'~ 
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10.6 

* 

* 

* 

* 

* 

* 

* 

The expansion of urban areas in the directions most readily served 
by existing or planned sewerage treatment works or reservoirs 
without duplication of mains through already developed areas; 

The containment of growth in areas which are difficult to service 
from existing capital elements of infrastructure, or would require 
major augmentation or headworks being constructed; " 

The confinement of rural residential development to areas which 
can be logically serviced with suitable sites available for 
reservoirs; 

The continuation of growth in a belt hugging the coastal lowlands 
of the Shire, in an arc which progresses from Byron Bay to 
Mullumbimby and beyond; 

The logical staging of development in this arc from Byron Bay 
towards, Mullumbimby, in a progressive manner which will 
eventually allow Mullumbimby to be connected to the Rous Water 
Supply without extensive additional capital works; , 

The location of major expansion areas of urban growth, 
particularly Ewingsdale, in areas which will most efficiently share 
the proposed burden of new infrastructural works for existing 
major townships in the Shire; 

The development of the Shire's infrastructure on the basis of the 
user pays principle, i.e. that development costs should be able to 
be provided by those wishing to live in new areas, rather than as a 
burden to existing rate payers of the Shire. 

Land Release Programme 

Table 10.9 shows estimated urban land needs for the major urban centres 
of the Shire up to the year 2001. T'his shows the suggested urban release 
programme to ensure that the above land is available at the required 
time. It is based on the assumption that a 10 year land bank is required. 

Table 10.9: Residential Land Release Programme 

Current Shortfall 
1981 1986 1991 
(ha) (ha) (ha) 

Byron Bay/Suffolk Park 151 230 244 

Mullumbimby 22 49 49 
Brunswick Heads 5 41 34 

Bangalow 23 22 35 
. Ocean Shores/South 

Golden Beach 61 91 138 
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10.6.1 

This can be interpreted as follows using Byron Bay/Suffolk Park as an 
example. From Table 10.7 it can be seen that between 1981 and 1991 
approximately 376 hectares of land will need to be available to 
accommodate expected growth over that period. At the present time 
there is vacant land in the area totalling approximately 225 hectares 
(Working Paper No. 11 - Urban Land Needs Assessment). Thus, there is a 
shortfall of approximately 151. This land would need to be released 
progressively over the next few years if the 10 year supply of zoned land 
is to be met. The market has to be closely monitored however to ensure 
that development takes place in an orderly manner. Building trends 
should be monitored and estimates made of population growth. While 
the above progamme can be taken as a favoured planning guide to urban 
release, assuming a certain rate of population growth, it is no substitute 
for a practical assessment of the market place at anyone point in time. 

Urban Staging Programme 

A recommended staging of the urban release programme is shown on 
Figure 17. The five-yearly release programme for each centre is 
discussed below. 

Byron BaylSuffolk Park 

The staging of development at Byron Bay/Suffolk Park is dependent upon 
the construction of a new sewerage treatment plant at West Byron. 
Council has resolved to construct this plant and a preferable site has 
been located. It is assumed that the existing treatment works at Tallow 
Creek, which is at capacity now, will be phased out of operation as the 
town is progressively connected to the new treatment plant. 

It is important that development be staged with the construction of this 
plant so that contributions for its construction can be obtained. This can 
be facilitated by locating development initially in areas that can be 
easily served by the new plant. It is logical therefore that the release 
areas closest to the new treatment plant be developed first to enable the 
new sewerage system to be constructed in an orderly and efficient 
manner. 
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The table below discussed the timing and amount of land needed for 
release in accordance with the pref~rred Strategic Plan. 

Year Release Area Approx. 
Description Area (ha) 

Immediate West Byron (Motor Wreckers) 84 
Release 

McGettigans Lane area 106 

1986 Cemetery Road (including Tavedens) 107 
West Suffolk Park (including 
McKinlay and Johnson) 54 
North Suffolk Park 10 
McGettigans Lane area 60 

1991 Remainder of McGettigans Lane 
area 100 
Ewingsdale 125 
Moss's Land 10 
Taylors Land 10 

Total Release Area 663 

plus Zoned Vacant Land 187 

Total Land Needs 1981-2001 850 

Should the Globetrotters development proceed, it is estimated that the 
amount of land for immediate release would decrease by approximately 
20 hectares. 

It is imperative that prior to the development of any land on the proosed 
immediate release area (including Mantons and Globetrotters), Council 
determines the appropriate headworks charges to apply to any 
development on the area and apply those rates consistently and 
equitably. 
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A recommended staging programme for the remaining urban areas is 
outlined in the following table. 

Year Release Area Approx. 
Description Size (ha) 

Mullumbimby 

Immediate Infill close to existing urban area 20 
release 

1986 Land to the north of LEP No.2 
release (Randalls) 50 

1991 Remaining land to north of LEP 
No. 2 release 35 
Land to the south of LEP No.2 
release 15 

Total Urban Release 120 

plus Zoned Vacant Land 42 

Total land Need 162 

Bnmswick Heads 

Immediate No urban release needed 
release 

1986 'The Saddle" area 46 

1991 Remaining area of 'The Saddle" 34 

Bangalow 

Immediate Adjacent to existing urban area 
release (north of Bangalow Palms Estate) 23 

1986 and 1991 Logical expansion of land adjacent 
to existing urban area 75 

Ocean Shores The future of Ocean Shores is subject 
to separate investigation. Should 
sufficient land suitable for dEwelopment 
not be found, then growth pressures may 
be diverted elsewhere. 
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10.6.2 staging of Rural Residential Development 

Unlike residential development, there is very little previous experience 
in New South Wales on the comprehensive development of rural 
residential zones to enable predictions to be made on the most 
appropriate staging programme for the release of rural residential land. 
It is recommended that Council proceed cautiously in this regard and 
closely monitor the performance of limited releases. Thus, no indication 
is given to the timing of development. Rather it is more appropriate to 
consider the order in which such land should be released. 
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11. 

11.1 

RURAL LANDS STRATEGY 

Introduction 

The development of the rural lands strategy for Byron Shire draws 
heavily on the information provided and issues analysed in the following 
Working Papers: 

Working Paper No.2 

Working Paper No.3 

Working Paper No.4 

Working Paper No.5 

Working Paper No.7 

Working Paper No.9 

The Economy 

Natural Environment 

Man Made Environment 

Demand for Rural Lands 

The Community 

Traffic and Parking 

The rural land strategy is based upon the preferred Strategic Plan and 
provides more detail on the rural component of this preferred plan. 

Rural areas make up a major proportion of the total Shire, accounting 
for approximately 98 percent of the total land area. In 1981, 38 percent 
of the Shire's population lived in rural areas, as compared with 34 
percent in 1976. 

The rural areas of the Shire have, until recently, been in a state of 
overall decline, typical of most rural areas on the north coast. This 
situation has now reversed and pressures for the use of rural lands for a 
range of uses are growing. These include: 

* 

* 

* 

* 

Agriculture - many new crops are being grown in the area and 
there is considerable demand for rural holdings to support farm 
enterprises; 

Rural residential - accelerating population growth on the north 
coast is placing demands on rural lands from those wishing to live 
in a rural environment; 

Tourism and recreation - these are major growth industries in the 
Shire and there are pressures on rural lands for uses associated 
with these industries; 

Urban - population growth and development is necessitating the 
expansion of existing urban areas into surrounding rural lands. 

The rural lands strategy has been prepared in response to these mounting 
pressures and the impact that uncontrolled development might have on 
the environment. 
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11.2 

11.2.1 

11.2.2 

Agricultural Land 

Agriculture is and will continue to be an important industry in Byron 
Shire. Not only does it contribute significantly to the local economy, 
but it also contributes significantly to the quality of the landscape of the 
Shire. Understandably, rural lands perform a number of functions and it 
is growth in demand for these functions that creates potential land use 
conflicts that need to be discussed and resolved in the rural lands 
strategy. 

State Government Policy 

In the preparation of plans for local government areas, it is a 
requirement that certain state government policies be incorporated or 
given recognition. One such policy concerns subdivision and residential 
development in non-urban zones. 

The objectives of these policies outlined in a series of planning circulars 
produced by state planning authorities are: 

* 

* 

* 

* 

To protect the rural potential of non-urban lands and to prevent 
the fragmentation of viable rural holdings; 

To prevent premature and sporadic subdivision to ensure the 
consolidation of urban areas so as to lead to efficient use of urban 
facilities; 

To control subdivision on the urban fringe that could prejudice the 
proper layout of future urban development; 

To protect rural roads from ribbon development. 

The State Government is concerned to ensure that the State is not 
divided up into agriculturally useless parcels of land. On this basis the 
40 hectare minimum lot size was introduced as a temporary measure 
until more detailed studies are undertaken to determine the 'technical' 
capability of the land on which a more appropriate minimum lot size can 
be based. 

The objectives of these policies have been subjected to considerable 
debate - the most contentious issue being the relationship between 
subdivision and the viability of rural lands. It is generally held that 
subdivision fragments viable agricultural land, thus reducing the overall 
level of agricultural output. This issue will be briefly discussed in the 
following section. 

Effects of Subdivision on Agricultural Production and Need for 
Subdivision Control 

There is little evidence to suggest that subdivision of rural land is 
leading to a reduction in agricultural output. Relevant points to be 
made include: 
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• 

.. 
• 

• 

.. 

• 

• 

Land is only one factor of agricultural production. Technological 
advances have led to increase in production and productivity per 
hectare of land and there is no reason why this shouldn't 
continue. Between the years 1960-61 and 1975-76 the area of 
land used for agricultural production in New South Wales 
increased by only 0.3 percent while the value of agricultural 
output in real terms increased by 33 percent; 

Other factors appear to be more important than subdivision in 
depleting the nation's supply of good quality agricultural land, e.g. 
erosion and salinity; 

Economic viability is a difficult term to define and 'apply to the 
determination of minimum allotment size. Technical viability is 
a far more useful tool in geveloping an overall standard for lot 
sizes in rural areas; 

Research has shown that in areas where larger rural holdings have 
been subdivided into smaller rural holdings, actual production has 
increased. Such enterprises are not however, as productive as 
larger enterprises since many of them are subsidised by outside 
income or face high capital costs; 

There does not seem to be any sound economic reason for 
protecting agricultural land from subdivision into smaller lots, 
particularly on the north coast of New South Wales where the 
alternative uses of these lands yields higher social economic 
returns; 

The nature of broadacre subdivision and the eventual uses to 
which the land may be put need to be appraised before the effects 
of subdivision on agricultural production can be determined; 

The emphasis given in the earlier State Government Policies to 
control subdivision in order to maintain agricultural production 
seems to be somewhat misdirected. 

These general conclusions do not suggest that indiscriminate subdivision 
should take place. Rather they indicate that when considering 
subdivision of broadacre rural land, attention needs to be given to the 
social and economic benefits that might accrue as a result of such 
development and compare this with the returns from the agricultural use 
of the land. . 

Indiscriminate subdivision of good farm land may lead to a waste of 
scarce resources and should be controlled. Subdivision of agricultural 
land in response to a legitimate. demand, the satisfaction of which is 
likely to be in the interests of the community and lead to an orderly 
expansion of urban areas is likely to be of greater benefit than the 
retention of agricultural land. 

With respect to the agricultural resources of the Shire, the orderly and 
economic development of land can be achieved if the following 
principles are implemented: 
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* 

* 

* 

* 

* 

! 
I 

The identification of goo~ quality agricultural land so that 
appropriate policies be applied; 

! 
The retention of good quality agricultural land primarily in 
agricultural use with sUbdivision control instigated to relate to 
the technical capability of farm land in the area; 

Where there is likely to be conflicting demands placed on good 
quality agricultural land, the dedication of that land to other uses 
be justified in terms of overall benefits to the community; 

That agricultural land of lower quality be developed instead of 
agricultural land of higher quality (all other things being equal); 

That development be staged where possible so that lower quality 
agricultural land is developed first. 

11.2.3 Recommended Subdivision and Land Use Control 

The following recommendations are made concerning general subdivision 
in rural lands in the Shire: 

* 

* 

* 

* 

* 

That the minimum subdivision size be 20 hectares in upland good 
quality agricultural land (see Figure 18); 

That the minimum subdivision size for rural lands elsewhere in 
the Shire be 40 hectares (see Figure 18); 

That in all rural lands of the Shire, allotments of a minimum size 
of 15 hectares may be created if the Council and the Department 
of Agriculture are satisfied that the allotments so created are on 
land productive enough ,to support a mixed agricultural 
enterprise. This recommendation is to enable individuals to put 
forward a case related to specific parcels of land and to enable 
more intensive agriculture on the better quality agricultural land 
within and without the contiguous areas; 

That concessional lot provisions be retained with respect to 
existing holdings but with changes to remove the ambiguity in 
interpretation as currently' exists. Encouragement should be 
given to create small concessionallots on that part of the holding 
less suitable for agricultural uses; 

That the Department of Agriculture be consulted with respect to 
applications for subdivision development where: 

In the case of subdivisions to create lots of 20 hectares to 40 
hectares, Council is of the opinon that such a subdivision may 
reduce the agricultural potential of that land 

An application is received for consent to create an allotment 
not less than 15 hectares 
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11.3 

11.3.1 

In the case of concessionallot subdivisions, Council is of the 
opinion that the subdivision may reduce the agricultural 
potential of the land 

The following recommendations are made with respect to land use 
planning in general rural areas of the Shire: 

* 

* 

* 

That good quality agricultural land be retained primarily in 
agricultural uses with residential uses being auxillary to this 
primary use; 

That where there is likely to be conflicting demands for good 
quality land designation of that land for other uses be justified in 
terms of overall benefits to the community; 

That agricultural land of lower quality be developed for cmpeting 
land uses instead of or before land of higher agricultural 
suitability (all other things being equal). 

These recommendations apply to the overall management of rural lands 
in the Shire as far as agricultural land uses are concerned. Matters of 
closer settlement of rural lands will be discussed below. 

Rural Settlement Strategies 

Because of the complexity of demand for rural lifestyles, planning 
policies for the accommodation of additional population growth in rural 
areas have to be broad based to enable a variety of accommodation 
types. Three specific areas of need can be identified however, and these 
will be discussed below. 

Policies for the Provision of Larger Rural Holdings 

There is a growing demand for larger rural lots for uses such as 
commercial farming enterprises. In the past this demand has been met 
by subdivision under the existing planning controls. The previous section 
on subdivision. in general rural areas reviewed existing subdivision 
provisions in rural areas. It is felt that the recommended policies would 
adequately cater for future demand from this section of the market. 

11.3.2 Small Rural Holdings and Rural Residential Development 

It is proposed that future demand for small holdings can be met by:-

* 
* 

* 

Concessionallot entitlements; 

Areas designated for rural residential development; 

Allowing a limited amount of closer settlement in selected parts 
of the Shire. 

These three policy areas are discussed below. 
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Concessional Lot Entitlements 

As discussed in Working Paper No.5 - Demand for Rural Land - there 
are some 1,700 lots less than 40 hectares in size that were created by 
subdivision - since the introduction of planning control in 1968, the 
majority of which would have been concessionallots. Not all of these 
lots would have been built on. Also, there is the capacity for further 
concessional lots to be created. It is estimated that· there is the 
potential for approximately 700 additional lots. 

Rural Residential Zones 

It is recommended that the demand for small holdings for rural 
residential purposes be satisfied primarily in specifically defined rural 
residential zonings. The overall principle in designating these zones is to 
enable the market to respond to demand by supplying rural lots in sizes 
that people want. 

Locating such development within specific zones would have the 
following advantages: 

• 

• 

• 

• 

• 

Council would have more control over the location of such 
development and thus could more easily monitor the market; 

There would be economies in the provision of urban services to 
the benefit of Council and the community; 

Residential development could be focussed in particular locations 
thus maintaining the overall rural character of the Shire and 
contributing to the protection of good agricultural land; 

Clearly designating rural residential zones would relieve general 
agricultural land of some development pressure, thus minimising 
the increase in land values and rates for the genuine farmer; 

It would facilitiate the planned and co-ordinated provision of 
small holdings which would not be possible -if provision of such 
lots were to be dispersed throughout the Shire. 

This form of development should be regarded as very low density urban 
residential development. 

(a) Location Criteria 

In determining the location of rural residential zones for the 
purposes of the present plan and in order to satisfy future 
demand, a number of locational/service criteria has been 
developed and implemented where possible. These criteria have 
been applied in identifying the areas in the Shire suitable for rural 
residential development as portrayed on the preferred Strategic 
Plan. 
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(b) 

The following criteria are recommended: 

• ~ural residential zones should be restricted fro~: t 

• 

• 

• 

• 

• 

• 

flood prone lands 
high bush fire risk areas 
lands susceptible to slip or instability 
committed lands 
areas that could potentially sterilise important extractive 
resources 
visually significant areas 
areas of floral or faunal significance 
areas of good agricultural land unless development on that 
land represents an orderly and economic development of 
the land 
poorly drained areas 

• areas of cultural or historical significance 

Rural residential zones should be located in areas that can be 
economically provided with reticulated town water supplies. 

Development should be encouraged in areas readily serviced 
with telephone and electricity; . 

Development Should be located within 5 to 10 minutes travel 
time from the major urban centres; 

Development should take place in areas served by sealed 
roads. Flood free access should be available at all times 
where possible; 

Development should take place in areas readily accessible to 
employment centres; 

Rural residential zones should be located in areas with soil 
characteristics suitable for the absorption of septic effluent 
and the size of lots should be such as to enable the 
satisfactory absorption of effluent on site. 

Development Control in Rural Residential Zones 

• 

• 

• 

There should be flexibility in the provisions for control of 
subdivision size in rural residential zones to enable local site 
constraints to be accommodated. A minimum of 4,000 square 
metre lots is recommended with an average of 8,000 square 
metres. Large residual lots should be excluded from the 
averaging process. 

Each lot created by subdivision must be capable of absorbing 
all sewage effluent on site; 

Satisfactory arrangements should be made where possible for 
the provision of a reticulated town water supply; 
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* It is recommended that Council prepare development control 
guidelines for each rural residential zone and for such 
development generally covering aspects such as: 

access, with controlled access onto main roads 
identification of constrained areas 
identification of visually significant areas, prominent 
ridgelines, views; 
identification of· site opportunities (direction of views, 
aspect, wind direction exposure, existing landscaping etc.) 
alternative on site support water supply systems 
control over ancillary buildings such as hot-houses, 
machinery sheds etc. 
dwelling design considerations 
landscaping 
fire protection and bushfire control procedures 
the protection in large parcels of any land of good 
agricultural suitability 
the economical provision of services 
the provision of community facilities and services such as 
public telephones, mail boxes, shops, school, bus routes, 
fire brigades 
the provision of public open space, e.g. lookouts and picnic 
areas and/or landscape features, drainage reserves 

* Rural businesses such as nurseries, stables, boarding kennels 
and other forms of stock homes should not be permitted in 
rural residential zones. 

The purpose of such guidelines is to create a pleasant living 
environment and to ensure that the development is in harmony 
with the rural character of the area and thus be unobtrusive. 

Further Small Holding Subdivision 

As mentioned above, there is a limited supply of potential concessional 
allotments remaining in the Shire, particularly in areas of relatively high 
demand such as along the coastal plain and near the escarpment. 
Further rural residential development opportunity in this area is 
therefore limited to vacant lots already in existence or to the few 
concessional subdivision entitlements remaining. 

In order to provide a wider choice to people interested in living in rural 
areas outside of established rural residential zones, areas have been 
identified where additional small rural holdings can be created. Those 
specific areas have been identified based on the following criteria: 

* 
* 

* 

Proximity and accessibility to existing urban centres; 

High land values suggesting high demand and desirable residential 
location; 

The need to protect good quality agricultural land; 
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* The need to maintain the rural character of the Shire. 

In order to respond to this need, it is recommended that in specific 
areas, further concessional lot entitlement be allowed. This would not 
preclude cluster farm developments. 

With respect to further development of rural lands, the following 
recommendations are made: 

* 

* 

* 

* 

* 

* 

* 

That in the areas identified on the preferred strategy plan (Figure 
16), Council may consent to the subdivision of land to create 
allotments where: 

the minimum area of that land is 40 hectares 

the number of lots to be created has a minimum size of 1 
hectare. Consideration may also be given, to a maximum size 
of lots to restrict the amount of land that is subdivided 

thre are controls on the number of lots created from each 40 
hectare parcel; 

That controls on width and frontage and setbacks be applied to 
lots fronting a major road; 

That applications be referred to the Department of Agriculture 
where it is likely that the agricultural potential of the holding is 
reduced; 

That controls are placed on development on ridgelines; 

That contributions are made for the provision of facilities and the 
construction of roads; 

That adequate provision can be made for domestic water supply 
and the on-site disposal of sewage effluent; 

That the land is stable and capable for the proposed development. 

11.3.3 Policies for Multiple Oecupancy Development 

The question of multiple occupancy development in rural lands has been 
discussed in Working Paper No.5 - Demand for Rural Land. 

In view of the overall objective of the plan to accommodate changing 
trends in lifestyles, it is recommended that areas be identified where 
multiple occupancy developments may take place subject to Council 
consent. 

In developing a policy response to multiple occupancy, the following 
objectives have been proposed: 

* Enable the multiple occupancy of rural land held in common 
ownership by the occupants of that land; 
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* 

* 

* 

Ensure that such development has minimal impact on the 
environment; 

To give recognition to . existing non-approved multiple 
occupancies; 

To provide a method of. increasing the availability of rural 
settlement without further fragmentation of rural allotments and 
to encourage the consolidation of rural land. 

Location 

The current State Government policy on multiple occupancy states that 
multiple occupancy provisins may be applied to all or part of land zoned 
Rural 1(a) or 1(c). Because the extent of demand cannot be adequately 
determined, it is difficult to determine the amount. of land that needs to 
be reserved for such uses. It is recommended that specific areas be 
identified where multiple occupancy developments may take place 
rather than allowing such developments subject to Council consent in all 
the rural areas of the Shire. Development trends within these specific 
areas can then be monitored over time to provide sufficient information 
on the efects and viability of such development. At that point Council 
would be in a Qetter position to make a decision on whether the area to 
which such development is permitted is further contracted or expanded. 

In determining the areas where it is recommended that multiple 
occupancy initially be located, the following factors have been taken 
into consideration: 

* The present distribution ·of multiple occupancy developments and 
expressed locational requirements of alternate residents; 

* Constraints to development including: 

* 

flood liable lands 
good agricultural land 
forestry resource land (public and private) 
national parks and proposed extensions 
scenic protection areas 
land stability 
unsuitable topography 
high fire risk; 

Provision of and access to community facilities, including: 

access to urban centres (condition of roads, number of bridges 
as well as distance from urban centres) 
the need for alternative flood free access if possible; 

* Market factors such as land prices. 

Rural lands where it is suggested that multiple occupancy be permissible 
subject to Council consent, are shown on Figure 16. 
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It is recommended that: 

• Multiple occupancy development be permitted in specific areas of 
land as shown on Figure 16; 

• Multiple occupancy development in these areas be monitored to 
determine whether more or less land permitting this form of 
development should be provided. 

Minimum Lot Size 

The State Government recommended mlmmum site size for multiple 
occupancies is 20 hectares. At the present time 60 per cent of known 
developments in the Shire are over 40 hectares, while the remaining 40 
per cent are between 10 and 20 hectares in size. In line with the overall 
control of subdivision in rural areas, it is recommended that: 

• The minimum site area for a multiple occupancy development be 
40 hectares. Where a site consists of a number of lots, such lots 
should be consolidated as a condition of consent. 

Density Controls 

It is· suggested that the maximum density prOVlSlon for multiple 
occupancy provisions generally conform with the recommendations of 
the Department of Environment and Planning, i.e. an overall site density 
of 1 person per hectare. With regard to density of development, it is 
recommended that: 

• 

• 

• 

Density provisions for multiple occupancy relate to 'habitable' 
rooms per hectare rather than population per hectare; 

These density provisions refer to the area of the· site that is 
suitable for development; this can be most appropriately 
organised by controlling separation distances between buildings; 

The density of development should be such that adequate 
provision for the absorption of domestic effluent to occur in the 
vicinity of each unit with no possibility of run-off, soil erosion, or 
other effects on adjacent living units, public places or streams. 

Development Control 

The identification of areas where multiple occupancy should be 
permitted has been quite broad to ensure sufficient flexibility and range 
of choice for groups wishing to undertake this form of development. 
However, the designation of these zones does not imply that all multiple 
occupancy development applications should be approved. Thus, there is 
a need for performance criteria that can be useful to potential 
developers in assessing the suitability of their sites and to Council in 
determining development applications. Such criteria would include: 

• Buildings should be located so as not to create any adverse visual 
effect when viewed from public roads or places or adjoining 
lands. This is in order to protect the rural character of the 
environment; 
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* 

* 

* 

* 

* 

* 

* 

* 

There should be adequately constructed public road access to the 
site boundary. Access to each dwelling unit within the site should 
be constructed to an acceptable standard with major internal 
access roads being of two lane width. All internal roads should be 
constructed to an all weather standard; 

Development should only be permitted on land suitable for 
development. It should be ensured that development which does 
take place on any land in this zone is not located on: 

areas of high bushfire risk 
land subject to inundation 
good agricultural land 
land susceptible to slip 
land of a gradient of greater than 33 per cent 
visually significant land 
land containing large tracts of native vegetation 
environmentally significant areas; 

Development should not be permitted where it is likely to 
increase stream pollution or siltation; 

Development should not be located in areas where the nature of 
adjoining land uses is such that there will be a likelihood of land 
use conflict; 

Adequate provision should be made for domestic water supply by 
way of rain water tanks. The use of dams of riparian rights 
should be encouraged for non-domestic water requirements; 

Development should be located preferably adjacent to sealed 
roads. If unsealed, the development should be subject to specific 
contributions to be set aside for the purpose of sealing that road; 

Development should be locted on land parcels of sufficient size, 
given the agricultural capability of the land, to potentially sustain 
the proposed number of inhabitants and to prevent degradation of 
the subject or surrounding environment by population pressure; 

Development should not be located in existing or proposed 
proclaimed public water supply catchment area; 

Desirable Criteria 

* 

* 

Development should preferably be located adjoining a major ·river 
of potable quality with riparian rights available. Alternatively, 
adequate availability and provision to be shown for tank water 
collection; 

Where possible, development should be encouraged on part 
cleared/part forested lari.d, to enable subsistence or small 
agricultural cropping, areas for main buildings in less fire-prone 
areas etc., while retaining areas of natural resources (e.g. 
firewood, building materials, native flora and fauna), beauty and 
privacy; 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

PLANNING WORKSHOP m; 

* Development should be located preferably in areas to which 
flood-free access to community facilities such as doctors, shops, 
schools, hospitals etc., is available, and if liable to be floodbound 
by the inadequacy of existing bridges, subject to a specific 
development contribution toward the upgrading of that bridge or 
bridges. 

These provisions should be incorporated into a Multiple Occupancy 
Development Code. It is recommended that: 

* Council prepare a Multiple Occupancy Development Code as a 
matter of priority. 

Permitted Uses 

* Multiple occupancy developments should be primarily for 
residential purposes, agriculture, forestry and home industries. 
Other forms of development should be prohibited. 

Associated Issues 

The following recommendations are made in relation to rating, building 
controls and related issues: . 

* That Council determine and apply a suitable rate differential for 
multiple occupancy properties; 

* 

* 

* 

* 

* 

* 

That pending the acceptance of the modified draft of the 'Low 
Cost Country Home Building' document Council continue to apply 
Ordinance 70. However, in the case of unusual buildings, 
Ordinance 70 may be modified in accordance with a Certificate 
issued by a structural engineer; 

That Council conduct a survey of buildings and issue written 
advice regarding their consistency with the reoslved building 
code; 

That a transitionary period for compliance with the resolved 
building code take place; 

That in the event of not complying with the code, recommended 
that Council issue demolition notices to building in order to 
protect itself from possible legal repercussions; 

That on the completion of a development control code, Council 
request that development applications be lodged by the owners of 
existing multiple occupancy develpments; 

That the development control code determine appropriate 
development contributions based on the community needs 
identified in the Local Environmental Study and subsequent social 
plan and in liaison with community groups. 
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11.4 

11.4.1 

Conservation 

The Shire possesses many areas of natural or scenic significance. These 
areas provide a variety of functions and make a significant contribution 
to the resource base of the Shire. At the same time such areas.are often 
in high demand for a variety of sometimes incompatible uses that 
thereafter the intrinsic value of these natural areas. 

Working Paper No.3 - Natural Environment - investigated the natural 
and scenic features of the Shire. Recommendations based on these 
investigations are discussed below. 

Areas of Bnvironmental Significance 

Areas of floral and faunal significance in the Shire have been 
identified. Particular emphasis is given to coastal wetlands as it is in 
these areas where development pressures are greatest. The National 
Parks & Wildlife Service has also provided helpful information on areas 
of conservation value. 

The coastal wetlands and associated communities have been allocated to 
one of four categories of protection. Areas on Figure 3 marked 
"Protection Essential" are considered to contain very rare or endangered 
species and are thus important in a regional and state context. No 
further development should occur in those areas and protective 
management should be undertaken. 

Areas marked "Protection Important" on Figure 3 are areas of 
significance in a local or regional context because of uncommon 
features, high diversity, high productivity etc. This category includes 
the Shire's estuaries. 

Areas marked "Protection Desirable" are areas without special 
significance but with natural values which should ideally be retained. 

Areas of conservation significance identified by the National Parks & 
Wildlife Service are shown on Figure 4. Generally, these areas refer to 
cadastral boundaries that contain areas of significance. The 
recommendations below refer only to those parts of the areas shown that 
contain items of conservation value. 

With respect to areas of natural significance, the following 
recommendations are made: 

* 

* 

Areas marked "Protection Essential" and "Protection Important" 
should be protected by suitable environmental protection zones 
that will protect such lands from incompatible development likely 
to destroy the environmental quality of these areas; 

Existing environmental protection zones within the Shire be 
retained. 
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1 11.4.2 Visual Quality 
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An important component of the Shire's natural resource base is its visual 
attributes and character. The identification of areas of visual 
significance assists in the following ways: 

* 

* 

* 

In maintaining the rural character of the Shire; 

In identifying important landscape units that may require 
protection in association with urban and semi-rural development; 

Inthe development of the tourist industry in the Shire. 

An assessment of the visual quality of the Shire has been undertaken 
together with an analysis of prominent ridgelines and view potential 
(refer to Working Paper No.3 - Natural Environment). Based on this' 
assessment and in order to contribute to the objective "to protect and 
enhance the scenic ecological and economic resources of the Shire", the 
following policy recommendations are made: 

* 

* 

* 

* 

* 

* 

* 

Include provisions in the draft Local Environmental Plan to ensure 
that areas of high visual quality, as identified on Figure 19 are 
protected from development that is compatible with the visual 
quality of these areas. This could be done by including such areas 
within a secnic protection zone and ensuring that there are 
adequate controls over tree-felling, siting and height of buildings 
and colour and texture of buildings if necessary; 

Include provisions in the draft Local Environmental Plan to give 
Council definite power to consider the impact of development on 
the visual quality of the area when determining development 
applications in areas of high and medium visual . quality. 
Consideration should also be given to extending tree preservation 
orders over these lands; 

Include provisions in the draft Local Environmental Plan to 
control development on ridgelines; 

More intensive forms of development such as urban, rural 
residential or tourist development should not be located on areas 
of high visual significance; 

Development Control Plans should be prepared for rural 
residential development or urban development in areas of medium 
visual significance that specifically incorporate guidelines on 
subdivision design and the location of dwellings to maintain the 
visual quality of the area; 

Design guidelines should be prepared to assist rural home builders 
to properly locate and design their dwellings and to assist Council 
in determining applications; 

Tourist routes should be defined and promoted to take advantage 
of the spectacular views available from the Shire's rural roads; 

83 



84 PLANNING WORKSHOP riO 

*. 

* 

Council should enhance th~se views and the diversity of the rural 
scenic drives by taking the ,following steps: 

ensuring road reserves are maintained to enable views to be 
appreciated 

•. developing lookouts at strategic locations on defined tourist 
routes such as on the Federal Road just south of the Kings 
Road intersection (other possible locations are discussed 
under tourism) 

preserving important vegetation stands along roadsides that 
add diversity to the rural landscape, playa significant role 
for the birdlife of the Shire by including such areas within a 
tree preservation order 

Maintain vegetation buffers along Marshalls Creek, Simpsons 
Creek, Brunswick River, Belongil Creek, Tallow Creek and Taylor 
Lakes in order to maintain the visual integrity of these units. 

11.4.3' Aboriginal Sites and Relics 

Prior to the arrival of the Europeans, the Far North Coast cif New South 
Wales supported one of the largest and most concentrated Aboriginal 
populations in the State. As such, there are likely to be sites and areas 
of both archaeological and cultural significance remaining in the Shire. 
While some of these have been identified and mapped (see Working Paper 
No.3 - Natural Environment), a large number are likely to exist, as yet 
undiscovered. So that such sites can be properly assessed prior to 
development, the following recommendations are made: 

* Any substantial development of previously undeveloped land 
surfaces in areas likely to contain Aboriginal relics or sites should 
be preceded by a survey by a suitably qualified person to locate 

* 

and protect any such relics or sites; . 

The National Parks &. Wildlife Service be advised of development 
proposals on lands likely to contain Aboriginal sites or relics. 
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12. 

12.1 

12.2 

URBAN STRUCTURE PLANS 

The Development of Urban Structure Plans 

The development of Structure Plans for each of the urban centres in the 
Shire has been able to be undertaken following the assimilation and 
analysis of all information pertaining to the urban centres of the Shire in 
each of the Working Papers. 

The major factors which determine the structure of any urban centre 
are: 

* 

* 

Natural constraints, in particular flooding, coastal erosion hazard 
and significant environmental features; 

Settlement support constraints, including the availability of 
sewerage and water, provision of roads, and availability of 
commercial, retail, community and other facilities. 

In addition, several other aspects of the Shire and its resources have 
needed to be taken into account in the formulation of the plans. Critical 
considerations have been the Shire's existing and projected future traffic 
and parking situation, the items of heritage significance within the 
Shire, the needs of tourists to the Shire, the Shire's economy, and the 
attitudes toward the future form and development of the Shire expressed 
by the residents of the Shire in a community attitude survey. 

Within the context provided by these parameters, population projections 
to the year 2001 were made, and an assessment undertaken of the 
amount of urban land for each purpose required in each urban centre of 
the Shire. These estimates are provided in this Working Paper No. 11 -
Urban Land Needs Assessment. 

The results of this overall evaluation process are seen in the following 
Structure Plans. Together with new growth areas identified, these plans 
provide the basis for accommodating the growth which will occur in the 
Shire's towns to the year 2001, and form the basis of what these towns 
will look like at this time. 

The general structure of each urban centre in the Shire is discussed in 
turn and major components are shown on the accompanying plans. 

Byron Bay (Figure 20) 

The proposed urban structure of Byron Bay is a slight intensification of 
the central elements of the structure, together with a rationalisation of 
particular existing elements of structure. The major means of achieving 
this rationalisation is by the adoption of a more logical road hierarchy, 
and the linkage of elements of the structure by means of lineal open 
space systems, incorporating bikeways and walking trails. 
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12.3 

The structure also ensures a fuller utilisation of the compact area of the 
existing village and immediate surrounds, and in particular, large areas 
of Crown Land which were hitherto undeveloped. Some of these have 
been proposed for residential and other types of development; while 
others involve the development of recreation reserves and other uses. 

A particular constraint facing Byron Bay as noted above, is the passage 
of the 100 year coastal erosion hazard line through a major part of the 
urban area. At the present time this line passes approximately through 
Byron Street, sterilising all areas of land to the northern side of it. 

It is clear that if this part of Byron Bay is not to be eroded, protective 
works will need to be undertaken. The New South Wales Department of 
Public Works has indicated that it has no funding available for the 
construction of such works. It is our recommendation that Council 
should undertake the construction of these works at the earliest possible 
time. It is our consideration that a substantial proportion of the cost of 
these works will be able to be recouped from contributions which will 
need to be made by each landowner situated within the erosion hazard 
line, upon development of his or her land. These contributions should be 
required under Section 94 of the Environmental Planning and Assessment 
Act, 1979. We suggest that Council initiate an investigation to 
determine the effect of such a policy at an early date. . 

Again, it is our consideration that the added cost to the development to 
this land would be far less than the increase in the value of the land 
which accrues through the removal of the erosion hazard. Thus, no 
owner of land within the coastal impact zone should be disadvantaged 
and Council should certainly be able to recoup the cost or at least the 
majority of the cost of constructing the necessary works. Consideration 
might also be given to the levying of a special rate for properties within 
the coastal impact zone in order to finance the maintenance of the 
protective works. 

For the present time however, as noted on the Structure Plan, the 
proposed development of land to the north of the erosion hazard line has 
been noted to be permissible subject to satisfactory resolution of the 
coastal erosion issue. Likewise, land which is known to be flood liable 
should only be utilised for urban purposes subject to agreement of the 
Department of Public Works and Council, and filling of the land above 
the 1 in 100 year flood level. 

Suffolk Park (Figure 21) 

The village of Suffolk Park will expand and consolidate during the period 
of the Structure Plan. While the village presently exists as a relatively 
discrete settlement to the east of Broken Head Road, by the end of the 
planning period it will be a more nucleated settlement focussed around a 
central core of retail/education/open space/community uses and 
marginally higher density housing. 
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12.4 

The various sectors of the village will be linked together by the inclusion 
of lineal open space systems to the north-south and east-west. In 
addition the village will remain discrete, but be better linked to the 
neighbouring service town of Byron Bay. It is nevertheless expected that 
by this time the village will become significantly more self-sufficient, 
containing its own primary school, sharing a high school with Byron Bay 
(located mid-way between) and containing an expanded level of 
neighbourhood business centre, as well as a community centre/hall. 

While the village will occupy most of the space between the escarpment 
and ocean, it will be ensured, by the provision of adequate links and 
accessways, that the coastal village character of Suffolk Park is not 
lost. 

Where development has occurred in the coastal impact zone, it has not 
been able to be shown in an urban category. Likewise, unless mitigation 
of the coastal erosion hazard occurs in this area, no further urban 
development will be able to be undertaken within the coastal impact 
zone. The resolution of this problem could occur in the same fashion to 
that at Byron Bay, namely by the construction of protective works, the 
cost of which can be funded by developer contribution. The economic 
viability of doing so would need to be established prior to such works 
being undertaken, and for this reason the likelihood of this area being 
able to be used for urban purposes seems much lower at Suffolk Park. 

Additionally, all development will be required to be on land filled to 
above the 100 year flood level as determined by Council and the Public 
Works Department. 

Mullumbimby (Figure 22) 

The structure plan of Mullumbimby has been prepared very much with 
the central objective of rationalising and simplifying the presently 
difficult structure of the town. 

It has been noted that this structure is particularly divided by virtue of 
the severance of the town by several branches of the Brunswick River. 
This proposed structure improves the linkages of the various parts of the 
town, and particularly the connection of newer growth areas of the town 
with the retail/conmmercial centre and the areas of Special Uses (High 
School, swimming centre etc.) in the south-western quadrant of the 
town. 

It also pays particular attention to the development in logical fashion of 
the commercial centre of the town, and the direction of traffic from 
within this centre, given that Mullumbimby is expected to continue to 
grow as a significant retail focus for the surrounding rural areas of the 
Shire. 

Mullumbimby also suffers from the problems of flood liable land. 
Development on this land can only occur with resolution of flooding 
problems. Thus some existing parts of the town which are known to 
flood have not been able to be included in urban zones, and the 
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12.5 

12.6 

12.7 

development of other land<> is required to be subject to satisfactory flood 
studies or, where the flood level is known, approved filling works being 
undertaken. Development should not take place unless it is on land 
above the 100 year flood level and does not adversely affect the level of 
flooding experienced by other people. 

Bnmswfck Heads (Figure 23) 

The structure of Brunswick Head<> is relatively contained. This will 
occur to an even greater degree once the proposed highway deviation 
around the town takes place. Much of the land to the west of this 
deviation is, in any case, unsuitable for urban purposes. Thus the 
expansion of the town will largely be in a southerly direction. 

This will have the effect of creating new urban foci which will, to some 
extent, remain separated from the tightly nucleated existing village. It 
will consequently need to be ensured that these new nucleii are 
relatively self-contained in terms of the provision of adequate open 
space, neighbourhood level shopping facilities, etc. in the long term. 

The structure of the existing parts of the village will consequently alter 
very little in form over the next 20 years. 

Bangalow (Figure 24) 

The urban structure of Bangalow will be considerably modified and 
expanded by future development. 

Bangalow is fortunate to contain one of the most constraint-free sites of 
any of the urban centres of the Shire. While parts of the existing urban 
area are affected by localised flooding and topographical constraints, 
large areas of land to the west of the village are prime building land and 
will permit the design of attractive future residential areas. 

It will be important to ensure that these are well connected to the 
existing parts of the township, and the facilities which are contained 
there. The relocation of the Pacific Highway out of the main part of the 
township of Bangalow will greatly assist in the creation of an improved 
urban structure and movement pattern, and the creation of a more 
pleasant residential environment. 

With adequate signposting and promotion, together with the proposed 
heritage actions such as replacement of verandah posts, painting of a co
ordinated colour scheme etc, it is considered that the movement of the 
highway out of the town may even increase the attraction of the town 
for tourists. 

Ocean Shores/New Brighton/South Golden Beach! Billinudgel(Figure 25) 

Changes in the structure of the above areas are less easily accomplished 
than areas which have not been planned to the same degree of detail. It 
is consequently difficult to rationalise areas where planning or 
development has resulted in poor structure. 
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This is indeed somewhat the case in relation to the area in general, and 
specifically, in relation to the connection between Ocean Shores and the 
adjoining settlements. 

Thus linkages between Ocean Shores, New Brighton and South Golden 
Beach in particular, have been attempted to be improved in this 
structure plan, and some rationalisation in the road hierarchy within 
Ocean Shores has been provided. The former unfortunately cannot occur 
without the crossing of a branch of the Brunswick River at a relatively 
difficult location, and the passage of the route through some country 
identified as 'important' although not 'essential' for preservation be.cause 
of its environmental qualities. The only alternative option identified 
would have passed through a greater extent of flood plain (thereby 
increasing construction costs substantially) and a greater area of 
sensitive vegetation). 

It is also unfortunate that virtually the whole of the village of New 
Brighton is contained within the coastal impact zone. South Golden 
Beach is less affected in this manner, with only the beachfront block 
peing located in this zone. The ramifications of this location are such 
that land so affected is unable to be utilised for any further urban 
purpose, unless adequate protective works are undertaken. 

Unlike Byron Bay where the financing of these costs may be able to be 
achieved through developer contributions under Section 94 of the 
Environmental Planning and Assessment Act, it would appear unlikely 
that any such funding of works could be achieved at New Brighton. 
Consequently no further development has been proposed for this 
settlement, including the small area outside the zone, which has not yet 
been developed to any extent for urban purposes. Urban development of 
this section, for instance the extension of sewerage, would not be viable 
for the small area of land involved, without the remainder of the village. 

It should also be noted that development of particular parts of this area 
is subject to filling above the 1 in 100 year flood level as determined by 
Council and the Department of Public Works. This applies largely to the 
village of Billinudgel. Otherwise flood liable land should not be used for 
urban purposes. 
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J)J';'pilf6't"ENT Ol<~ ENVIHONMEWr AND PJ,AHNING 
1 ,;) ~V]l(Om.~EH'rAL PLANNING AND ASSESSt,i£N'r ACT, 1979 

, 
NO'l'JCE OF SPECIFICA'rIONS RELATING TO ' THE FORM, CONTENT , 
AND PHEPARATJON OF' AN ENVIRONMENTAL STUDY. 
--'-
I, the Secretary of the Department of Environment and 
1'] arming, pursuant to Section 57(3) of the. Environmental 
p]~nning ~nd Assessment Act, 1979, hereby give notice 
of the details of certain sp~..cifJ.cation;:> relating to the 
form, content and preparation of environmental studies 
of certain lands to which a draft local environmental 
plan is intended to apply, as set out in the 
Schedule hereto. (81/1906; 81/1916) 

R.L. Pincini, Secretary 
Department of Environment 

and Planning 

Sydney, 1981. 

SCHEDULE 

SPECIFICATIONS RELATING TO THE FORM, CONTENT AND PREPARATION 
OF El~IRONffiffiNTAL STUDIES OF CERTAIN LANDS WITHIN THE SHIRE 
OF BYRON TO WHICH A, DRAFT LOCAL ENVIROm~ENTAL PLAN IS 
INTENDED TO APPLY. 

SUBJECT LAND : (i) Byron Bay/Suffolk Park/Ewingsdale 
(ii) The rural areas of Byron Shire. 

The Environmental Study should -
(a) 

(b) 

(c) 

(d) 

compile and examine data on flooding in the area, 
including its frequency, -severity, velocity and depth, 
and examine the effects of flooding with a view to ' 
excluding inappropriate development from affected areas; 

describe the coastal beach and dune system with a view 
to locating development where it is not subject to 
hazards from coastal erosion; 

investigate the natural va+ues and function of (i) the 
Tallow Creek and (ii) the Cumbebin Swamp and Belongil 
Creek waterways systems, including their ecology, 
hydrology and tidal ventilation with a view to 
protecting them from the undesir~ble effects of 
development , and locating development where it is not 
adversely affected by the workings of the natural · 
systems. 

describe the agricultural resources of the Shire with 
a view to developing techniques for the protection of 
good agricultural land in conjunction with the 
Department of Agriculture; 



(e) 

(f) 

(h) 

IdeJltify fcatures of envirorun~ntal, cultural or visual 
iJ;]port,mce\'Ji th a vie\'l to lIIaintaining their special 
qualities and protecting them from undesirable 
develol'Jlient; especially 

(i) eSCBI'prnen-t and hilltop areas 
(i i) Aborigirial· cultural sites 
(iii)~ significant stands of veGetation 
(i v) siGnificant vlildlife })abi tats 

oescril)e the history of settleT!lent" slll)division, popula
tion r.;rowt'h ? .. IJd tourist visitation j n trJe Shire in 
order to assess future demand for village, urban, rural
residential ,and tourist-oriented develol)ment; 

identify land capable of villaGe, urban, rural-r~sidential 
and tourist developlOent and assess the feasibility of 
providing Katcr, se\,,'8Ge and community' ser'vices as appropriate. 

examine the appropriateness of different densities and 
tYl)es of r'esidential development in order to make optimum 
use of public investment. 

(i) €xal!1ine the function of the Paf;ific His'h\V'ay and the 
road neblOrl{ of the area with a vie", to prescribing ways 
to maintain their efficiency of movement. 
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STATE ENVIRONMENTAL PLANNING POLICY No 1 

1429011 Otatlon 
1 This State environmental policy may be cited as "State Environmental Planning 

Policy No ·1 - Development Standards" (here.inaner referred to as "the Policy"). 

1429021 Interpretation. 
2 In this Policy, except in so far as the context or subject-matter otherwise indicates 

or requires - . 
"Act" means the Environmental Planning and Assessment Act, 1979; 
"development application" includes an application for consent referred to in 

clause 7(1) of the Miscellaneous Acts (Planning) Savings and Transitional 
Provisions Regulation, 1980; . 

"development standards" has the meaning ascribed thereto in section 4( I) of 
. the Act. . 

1429031 Aims, objectives, etc 

3 This policy provides flexibility in the application of planning controls operating 
by virtue of development standards in circumstances where strict compliance with 
those standards WOUld, in any particular case, be unreasonable or unnecessary or 
tend to hinder the attainment of the objects specified in section 5(a)(i) and (ii) of 
the Act. 

1429041 Land to which Policy applies . 

4 This Policy applies to the State. 

1429051 Relationship to other environmental planning instruments 

5 This Policy prevails over any inconsistency between it and any other environ
mental planning instrument, whene.ver made. 

1429061 Making of applications 

6 Where development could, but for any development standard, be carried out 
under the Act (either with or without the necessity for consent under the Act being 
obtained therefor) the person intending to carry out that development may make 
a development application in respect of that development, supported by a written 
objection that compliance with that development standard is unreasonable or 
unnecessary in the circumstances of .the case. and specifying the grounds of that 
objection. . . 

(42907( Consent may be granted 

7 Where the consent authority is satisfied that the objection is well founded and 
is also of the opinion that granting of consent to that development application is 
consistent with the aims of this Policy as set out in clause 3. it may. with the concur
rence of the Director. grant consent to that development application notwithstanding 
the development standard the subject of the objection referred to in clause 6. 

2141· Service 6: May 1981 
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Source of SEPP's 1-7, Butterwcrths Pty Limited Local Government 
Planning and Environment Service (NSW), Volume B. 
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1429081 Concurrence 

8 The matters which shall be taken into consideration is deciding whether concur-
rence should be granted are - . 

(a) whether non-compliance with the development standard raises any matter 
of significance for State or regional environmental planning; and 

(b) the public benefit of maintaining the planning controls adopted by the 
environmental planning instrument. 

1429091 Objections under s 342NA, etc 

9 An objection made or purporting to have been made under section 342NA or 
342vA of the Local Government Act, 1919, at any time before this Policy takes effect, 
not being an objection which had prior to 1st September, J980, been referred to 
the Local Government Appeals Tribunal, shall be deemed to be an objection referred 
to in clause 6. 

(The next page is p 2151( 
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STATE ENVIRONMENTAL PLANNING POLICY No 4 

(inserted Oaz,lBI or 4 Dec 19BI P 6196) 

~43021 1 (jlalion 

I This State environmental planning policy may be cited as "State Environmental 
Phlnning Policy No 4 - Development Without Consent". 

1430221 Inl~rprelalion 

2 (I) In this Policy. except in so far as the context or subject-mailer otherwise 
indic .. tes or relluires-

"council", in relation to the carrying out of development, means the council of the 
;Irea in which the development is to be carried out; 

"noor sp .. ce", in relation to a building. means the area of a floor of the building. 
where the are;I of the floor is taken to be the area within the outer face of 
the extern .. 1 enclosing walls as measured.at a height of I 400 millimetres 
above the floor level. excJuding-

(a) columns, lin walls. sun control devices and any elements, projections 
or works outside the general line of the outer face of the external wall; 

(b) lift towers, cooling towers, machinery and plant rooms and 'ancillary 
storage space and vertical air-conditIoning ducts; 

(c) car-parking needed to meet any requireroents of the council and any 
internal access thereto; and 

(d) space for the loading and unloading of goods., 
(2) Part I I of the Environmental Planning and Assessmenl Model Provisions, 1980, 

applies to and in respect of this Policy in the same way as it applies to and in respect 
of a local environmental plan by which that Part is adopted and so applies as if the 
reference to ".he local environmental plan" in clause 4 (I) of that Part were a 
reference to this Policy. 

(3) A wrillen notice llivento a council under clause 7 or 8 with respect to a change 
of the use of a building IS a sufficient written notice, within the meaning of that clause, 
only if-

(u) it is given by~ ,. 
(i) the owner of the building; or 
(ii) the occupier of the building, with the consent of the owner of the 

'building, ' 
und contains a statement that it is so given executed by that owner; and 

(b) it contains a description of the building sufficient to identify the building and 
a statement of the particular purpose for which the building will be used after 
the notice has been given. 

(4) Nothing in this Policy shall be read or construed as-
(a) affecting any requirement to comply with a development standard; 
(b) authorising the carrying out of any development that is prohibited under the 

Act, except where the carrying out of the development is so prohibited by reason 
only of a requirement for the obtaining of development consent before it may 
be ca rried ou t; 

(c) authorising the ehange'of an existing use, within the meaning of Division 2 of 
Part I V of the Act, to another use; or 

2155 Service 9: February 1982 
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(d) authorising'analteratiori to. or the extension or.tebidlding of. a building or work 
being used for an existing use. within the meaning of Division 2 of Part IV of 
the A.ct. 

(5) Nothing in this Policy shall be construed as permitting. without developmerit 
consent being obtained therefor. development of the purposes of-

(a) the con~truction or erection of. or the. carrying out of work for the purpose of • 
. an aircraft· landing field or helkopter;landing pad or any other facility for the 

landing or taking ofT of aircraft or helicopters; ,.. 
(b) the use of land for the landing or taking off of aircraft or helicopters; 
(c) a home industry; 
(d) the conversion of a dwelling-house into 2 dwellings; or 
(e) the alteration of or addition to. or the extension or demolition of. any building 

or work-

(i) which. is specified ,in any other environmental. planning instrument. 
whether made before ·orafter this Policy; aild- . 

(ii) . in respect of which that instr~.:nent makes a requirement that it shall not 
be altered. added to; extended or demolished (so as to materially affect 
the external. or internal appearance of t~e building) without 
development consent. 

whether or not it is referred 'to in that instrument asa historic building or work. 

(43023J Aims, objectives. etc 

3 This Policy is designed to permit development of minor environmental planning 
significance to be carried out on land without the necessity for development consent 
being· obtained therefor. where- . 

(a) the carrying out of that development is not prohibited under the Act. except by 
reason only· of a requirement for the obtaining of development ·consent before 
that development ·may be carried out; and 

(b) the development is carried out in accordance with any development standard 
'applying in respect of the development. 

but without affecting any requirement to obtain consent or approval under any other 
Act in respect of the carrying out of development. 

(43024J Application or Policy 

4 (I) Subject to subclause (2). this Policy applies to the State. 
(2) ThisPolicy docs not apply to--
(a) land which is reserved under an environmental planning instrument for use 

exclusively for II purpose referred to in section 26(e) of the Act; 
(b) land. othcr than land referred to in paragraph (a). which is reserved under 

an cnvironmental planning instrument for use exclusively for any purpose or 
thing forwhich a site could have been reserved under section 342o(3)(e). {f). 
(g). (h). or (j) of the Local Government Act. 1919. as in force immediately 
before 1st September. 1980; or 

(c) land. other than land referred to in paragraph (a) or (b). which a public 
authority may. under an environmental planning instrument. be required to 
acquire by the owner of the land. . 

Service 9: February 1982 2156 
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PLANNING POLICY N04 

(431125) Inconsislency belween inslrumenls 

5 Subjcclto scction 74( I) of the Act. in thc cvent of an inconsistency between this 
Policy and :lnothcr cnvironmental planning instrumcnt. whcther made before or :Irter 
this Policy. this Policy shall prevail to the extent of the inconsistency. 

1431126( Subdhision 

6 Where. in the :Ibsence of this cia usc. a subdivision of land could be carried out. 
but only with development consent. for-

(a) the purpose or-
(i) widening a public road: 

(ii) making :In adjustmcnt to :1 boundary betwecn allotmcnts. being an 
adjuslment that docs not involvc the crcation of any :lddition:11 
:llIotment:· . 

(iii) rectifying:IO cncroachmcnt upon :In allotmcnt: 
(iv) cre:lling:1 public rcservc: 
(v) consolidating :llIotmcnts: or 

(vi) cxcising from an allotmcnt land which is. or is intendcd to be. uscd for 
public purposes. including dr:linagc purposcs. bushfire brigade or othcr 
rescue servicc purposcs or public convenicnces: or 

(b) thc purpo.~c of subdividing the I:lnd into 2 allotments. 
the subdivision may be c:lrried out without that.conscnt. but. in the case of a 
subdivision of land for thc purpose specified in paragraph (b). only if the I:IOd is not 
;In :llIotment cre:llcd by a previous subdivision 'carried out without development 
consent by re:lson of thc operation of this cia usc .. 

14311271 Shops lind commtrcial prt'mises. ttc 

7 (,I) Subject to subelause (5). where-
(a) a building is lawfully used. or ha:; bee.n lawfully constructcd to bc uscd. for 

the ·purposl.'!i.of il"shopof a particula(kind: and. 
(b) the b~ildirig could not. but for this. cia usc. be used for the purposcs of 

commcrcial premises or a shop of another kind. except with development 
conscnt beiilg" obt:lined therefor. 

the building. m:ly. witli~ul thenccessity for' developmcnt: consent bcingobtained 
therdor. upon a sullicicllt· written noticebcing given·to the;council. be used for the 
purposes of commercial premises or a shop of another kind. 

(2) Subject to subclausCs (4) and (5); where-
(:1) :1 building is I:lwfully used. or has bcen lawfully constructed to be 'used. for 

the purposes of commerci:11 premises of a parlicular kind; and 
(b) the building could not. but for this clause. be used for \he purposes of a,sh,op 

or commerci:11 prcmises of another kind. except withdevelop'meiit conseilt 
bcing obtaincd therefor •. 

thc b~i!ding n~:IY. with.outt~c ne~essity for devel0p'ment consent being 'Obtained. upon 
:1 suillelent written nOllce.bellig given ,to the council. be used for the' purposes of a shop 
or commerci:11 premises of another kind. 

(3) Where-
(a) :1 building is lawfully used;,or has been·lawrully constructed to be used. for 

the purposes of" social or sporting club (other than a club registered under 
the Registered Clubs Act. 1976) or a community or .eultural centre; .and" 

21S7 Service 9: February 1982 
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(b) the building could not. but for this clause, ,be used for· anyotner: 'ofthe 
purpos~~ .rc:ferred to in. Pllragraph (a). except with development.consent 

. ,being obtained therefore. , .' '. '.. . '.' . 
the building may. without the neces.~ity for .development consent being obtained 
therefor. upon a sullicient written notice being given to the council. be used for any 
othcr of those purpo.~es. 

(4) Subelause (2) docs not auth~rise the use of a building for thepurpbscs of a shop. 
if- .. 

{il) the shop will havc-
(i) (I noor space of more than 200 square metres at ground level; or 

(ii) <I total floor space of more than 500 square metres; or. 
(b) the shop will not have a rear service access or access to off-street loading 

f(lcilities. unlcii.~ the council has. upon receipt of the written notice referred 
to in subcltluse (2). notified the person wishing to carry out the development 
that the tlccess is not required. ._ 

(5) SubchlUscs (I) and (2) do not authorise the use of Ii btiilding for the purposes 
of (I shop or commcrcial premisc:s in which-

(OI) ~estricted publications. within the meaning or.t~e Indecent Articles and 
Classificd Publications· Act. 1975. are shown. exhibiied. displayed. sold. or 
otherwise rendered accessible or available to the public; 

(b) <I .business to which section 10 of that Act applies is conducted; or 
(c) a business is conducted. an object of which is the display or exhibition of any 

article. within' the meaning of that Act. that is primarily concerned with 
. scxual beh<lviour. but is not printed matter. 

(6) Where a building is used for the purposes of a shop or commercial premises in 
pursutmce of this clause-

~a) the curtilage of the shop or commercial premises shall.not be used for storage 
or display purposes: and. . 

(b) the hours of operation of the shop or commercial premises shall not, in the 
Ctlse of a building used for the purposes of a shop or commercial premises 
immedi(ltely before thc commencement of the use authorised by this clause. 
extend outside the hours during which the shop or commercial premises were 
so used <It thtH time. 

(7) Where. immedi<ltely before the commencement of a use of a building authorised 
by this clause. a condition relating to the maintenance of landscaping was imposed 
upon the usc of the building or the usc of the land upon which the building was erected. 
that condition <lpplies to and in respect of the use of the building so authorised or the 
use of the I(lnd upon which it is erected in the same way as it applies to and in respect 
of t htH former usc. 

(430281 Industry and light induslry 
II (I) Subject to subclauses (3) and (4). where-

(a) abuilding is lawfully used. or has been lawfully constructed to be used, for 
the purposes of an industry, other than a light industry; and 

(b) the building could not, but for this clause. be used for the purposes of a light 
industry, except with development consent being obtained therefor. 

the building may. without the necessity for development consent being obtained 
therefor. upon a sufficient written notice being given to the council. be used for the 
purposes of a light industry. 

Service 9: February 1982 21S8 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

PLANNING POLICY N04 

(2) Subjcct to subclauses (3) and (4), where- ._;- ' .. ,-. . 
(a) II b,ui,ld[r;lgjs; Il!w(ul.ly us~d, or has been la~fully c!lnst~ucted to be used. for 

the·purposes of:1 ·ltght mdustry 'of a particular kmd; and' . 
(b) the buildinlfco'uid no"t; but for this clause, be used for the purposes of a light 

industry of anoth'cr kind, except with ·development consent beingobtai:lcd 
therefor, -'. . . '. 

thc building ,may, without· ,th~ II.CCCssity for development consent .being obtained 
therefor, upol)a' sufficierli~Writlen'iioti~. being given to the council, be used for the 
purposes of a 'Iight industry of another kind. 

(3) Subclauses.( I) and (2) do not authorise the use of a building for the purposes 
of a light industry, if-· 

(a) the total floor space of the. building exceeds 500 'square metres, or, where 
there is more than one building on the allotment on which that building is 
erected, the total floor space of all or the buildings erected on that allotment 
excecds 500 square metres; or 

(b) the building does not have rear service access or access to off-street loading 
facilities. 

(4) Where.fbuilding is used for the purposes of a light industry in jlliisuanceof this 
clause-

(a) the curtilage of the building shall not be used for storage or display purposes; 
and '._ c' 

(b) the hours of operation of the light industry shall not-
(i) in the case ofa building used for the purposes of an industry 

immediately befOre thecommnncement of the use authorised by this 
clause, extend outside the hours during which the building was so used 
at that time; and 

(ii) in any other case, extend outside the hours 'between6 am and 6 pm, 

(5) Where, immediately before the commencement of a use of a.building authorised 
by this clause, a condition relating to the maintenance of landscaping was imposed 
upon the usc of the building onhe use of the land upon which the building was ereetcd, 
that condition applies to and in respect of the use of the building so authorised or the 
use of the land upon which. it is erected in the same way as it applied to and in respect 
of that former use" 1 • 

(43029) Alleration of a building or wcirk 

9 (I) In subelause (2), a reference to the alteration of a b~ildi~gor work is a 
reference to the making of changcs- . . ' 

(a) to the internal fabric or appearance of ihe building or work, whether or' not 
involving structural alterations; or 

(b) to the external fabric or appearance of the building or work, being changes 
that involve the repair or renovation, or the painting, plastering or other 
decoration, of the building or work, 

but does not include a reference .. lO the enlargement or extension of the building or 
work. 
(2) Where-

(a) a building or work could not, but for this clause, be altered except with 
development consent being obtained therefor; and 
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PLANNING ol ENVIRONMENT LEGISLATION 

(b) the building or work is ereetedo('carrled'outon land:which is'not'within an 
"re:,1 d.~)\C;~,i~d,iQ ;In environmental planlling instrument as a foreshore scenic 
protectiQI,l a~e,,;, a .. hur!>our Coreshore preservation area or a, beach front 

, :.,', ,sc:eni~,J~~ote~tipn.ar~a,., "i/' '" i,.' ' ,': """, 
thc)u!lding,pr\yqrk,,Ill"Y:,!x: ,altered w,thouHhc necessity for development consent 
being llbl.lined therefore. ' ' 

" , ", 

[43(130) ,('«I.in .ntillar" odncldenlaldevelopm@lil 
III (I) This clause applle~ to ~ovelQpmcnton lilRdror a purpose thaI' is ancillary 

ll~i,I).:i,~ent,,1 tll a,purflllsc ror which the I;md muyl>c used. bell~g deyelopment~ 
'ia) for i'he purpoiICK of p!lrllil!g, IQ3ding f3cilities. druinagc. workers amenities. 

pollution control. scel,lrlty ·or for other similar purposes; or 
'(b) which ,c~nsikts \jrt~~cr~~ii(;i10rrCnecs. greenho~ses. ~n~i:rvalories. 
, ' gar"ges.~ulnl\'lIr~hgu!!es. pnv;1te boat houses. fucl.,s~ed$, tool houses. cycle 

sheds: ilViurics. niilking bail~. h!lyshcds. stables. fowl.houses. pig sties. barns 
ur the like. - , ' 

but docs not apply'to dcvclQPmeiil authorise!! by cl3use 9, 
(.:!) Where. in the absence or this sulx;hll!§Q, IIny development to which this clause 

applies (other th.mdevc!ormcnt for a purpose that is ancillary or incidental to the usc 
of 1;lI1d <111'" for the purposes of u dwelling-house) could be carried out on land. but 
un'" with dcvcioplllcntconsent being obtained thereror. the development may be 
carried mit without th;lt consent. ir~ 

(a) where any part of the/lund wusused. immediately before the development 
is carri~d out---
(i) ,as a means or e,!ltranee to. or exit rrom. the land; 
(ii) rorthe'loading.'unioading. manoeuvring or·parking of vehicles; or 

(iii) ror landscaping. being landscaping required to be carried out or 
m,iint,iined by the Act. by reason or a condition imposed under the Act. 

the carrying out of the development does not prevent or restrict that use 
of the part of tbe land; and 

'(b) the ,landis not within :an area described in an environmental planning, 
instrument as a foreshore scenic protection area. harbour roreshore 
preservation ,lrca or a beach rront scenic protection area. 

D) Where. in the absence or this subclause. any development to which this clause 
applies. other th.m development ror any or the purposes rererred to in subclause (I )(a). 
could bc carried out on land (being land on which. development ror the purposes of a 
dwclling-house Illay bc carried out). but only with development consent being obtained 
therefor. the developmcni may be carried out'withoutthat consent. ir the land is not 
within an ;!re;! described in an environmental planning instrument as a foreshore scenic 
protcctionarea. harbour roreshore preservation area or a beach rront scenic protection 
area. 
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STATE ENVIRONMENT PLANNING POLICY No 5 
linse'led Ga. 28 or 19 Feb 19821 

1,'30611 Citation 

I This Slate Environmental Planning Policy may be cited as "State 'En\'imnmen
tal Planning Policy No 5-Housing for Aged or Disabled Persons". 

1430621 Interpretation 

2 In this Policy. except in so far as the context or subject-mailer ,)thc:rwisc: 
inciicates or requires-

"aged person" means a person aged 5S yellrs or over: 
"disabled person" means a person of any age who. as a result of hllving II 

mental. physical or sensory impairment is subst,lOtillUy limited in 
his opportunities to enjoy a full and lIctive life: 

"dwelling" means a room or suite of rooms occupied or used. or so constructelJ 
or adapted as to be capable of being occupied or used. as a sep"ratc: 
domicile: 

"hostel" means a hostel housing aged person's or disabled persons where: I."ook
ing and dining. laundering. cleaning ,lOd other fllcilities an: pnl\'ide:d 
on a shared basis and where a person having nursing or soci .. 1 w,)rk 
experience or other similar experience provides services f'lr and 
maintains the residence on a full-time basis: 

"housing for aged or disabled persons" means residential lI~-.:omm,ldation 
which may take any building form. which is or is intended to be: 
used permanently as housing for the accommodlltion ofllged pe:TSons 
or disabled persons and which may·consis.l of hostels or a gmuping 
of2 or more self-contained dwellings. and includes any of the 1.)II,lY.
ing facilities provided for use in connection with that 
accommodation-

(a) accommod<ition for staff employed or to be employed in ~"lOnection 
with that accommodation: 

(b) chapels: 
(c) medical consulting rooms: 
(d) meeting rooms: 
(e) recreation facilities: 

(I) shops=:; , 
(g) therapy rooms: or 
(h) any other facilities for the use or benefit of aged persons or disabled 

persons: 
"self-contained dwelling" means a ,dwelling or part of a building. whether 

allached to another dwelling or not. housing aged persons or ,disabled 
persons. where private facilities for cooking. sleeping ,and, washing are 
mcluded in the dwelling or part of the'building.but where clothes wash
ing facilities or other facilities for use in connection with the'dwelling 
or part may be provided on a shared basis: , ' 

"support service" means a service which assists aged persons or disabled per
sons. including meals-on-wheels. day care centres'for aged persons. home 
nursing. domiciliary help. transport and other,like services provided by 
hospitals. hostels or nursing homes: 

"the Act" meaps, the Enviro,nmental Plannil)g and Assessment,A,c!' 1979: 
"unit" means,either a self-contained, dwelling or a bed in,a hostel. 

2ISI.J Sctvicc 10: May t982 
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1430631 Aims. objectives. etc 

3 The aims. objectives. policies and strategies of this Policy are~ .. 
(a) to 'enable development for the purposes of housin$ for aged or disabled per

sons throughout the State so as to increase availabIlity of that type' of accom
mod.ation and to provide a wider choice of residential accommodation for 
aged persons or dIsabled persons; 

(b) to establish development standards which. if met. cannot be grounds for 
refusal of development consent; and 

(c) to ensure that applicants and councils take iMO consideration the availability 
ofsupport services for aged pe£sons or disabled persons when a development 
application to which this Policy applies is submitted for determination. 

1430641 Application of Policy 

4 This Policy applies to the State. 

1430651 Relalionship with other planning instruments , 

5 (I) Anything in any other environmentaL planning instrument (whether made 
before or after this Policy) which would. but for this Policy. prohibit or restrict or 
enable the consent authority to prohibit or restrict the carrying out of development 
for the. purpose of residential accommodation by reason that the accommodation 
is to be used for housing for aged or disabled persons shall not apply to that develop
ment 

(2) Except as provided in subclause (3). any other environmental planning 
instrument (whether made before or after this policy) shall. to the extent. if any. 
to which it is inconsistent with this Policy. not apply to development to which this 
Policy applies. 

(3) Nothing in this Policy requires development consent to be granted for the 
carrying out of development on any land if that development could. but for this 
Poli<;y. lawfully be carried out on that land pursuant to an environmental planning 
instrument without development consent 

1430661 Consent Authority 

6 The council of the local government area in which development for thc: purpr:se 
of housing for aged or disabled persons is or will be carried out shall' be the con~ent 
authority having the function to determine a development application relating to 
that development 

1430671 Where development to which this Policy applies may be carried out 

7 Development for the purposes of housing for aged or disabled persons may 
be carried out by any person. with the consent of the consent authority-

(a) on land on which development may be carried out. with or without develop-
ment consent. for the purposes of

(i) dwelling houses; 
(ii) residential flat .buildings: 

(iii) hospitals; or 
(iv) special uses-churches; 

(h) on land on which development for the purpose of housing for aged persons. 
units for the aged or homes for the aged could. immediately before this Policy 
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clIO PLANNING POLICY NO S [430701 

came into eirecl. have been carried oul; with or without dev.:lopment consent. 
and 

(c) on land specified in Schedule I to this Policy. 

1·00681 ResidenlS 

8 A person not being an aged person or a disabled person may reside with .10 
aged person or a disabled person in housing for aged or disabled persons. 

1430691 Applicalion 10 which consenl mu~' nol be refllsed 

9 The consent authority. in respect of an 'Ipplicution m'lde III it lilr the Jevdop
ment consent to carry out developments for the purpose of housing lilr 'lgeJ "r .lis
abled persons made by the Crown. a public authoritv. or .lOother person jointl\" with 
the Crown or a public uuthority- • . 

(01) shull not refuse 10 granl its consent to the upplic.llion: .10.1 

(b) shall nol attach any conditions to ils consent 10 Ihe 'Ipplic'llion. 
excepl wilh Ihe approval of the Minister. 

1430701 Circllmslances in which consenl may nol he refllsed 

10 (I) In this clause-
"ground lever' means Ihe level of 01 sile if nq Jevelopment h'IJ laken place 

on il: 
"heigh!"'. in relation to a building. means Ihe Jistance me.lsureJ vertically 

from any poinl on the building (not being.a vent. chimney. lift lower 
or olher service installalion) 10 Ihe ground level immeJiately below Ihul 
point: 

"landscaped area" means Ihat part of the site not occupieJ by any building. 
except for open air recreation facililies. paved peJestrian are'ls or swim
ming pools. which parI is 10 be lanJscapeJ by 'way of the planling of 
gardens: lawns. shrubs or trees and is to be 'Ivailable f,'r use and 
enjoyment by the occupants of Ihe building to be erecleJ on the site. 
but does not include so much of Ihe site as is to be useJ for d.rivew'l\"s. 
parkirig 'areas or drying yards. . -

(2) Development consenl shall not be refused for the carrying out of development 
for the purpose of housing for aged or disabled persons on land referred to in clause 
7 on the ground of-

(a) building height. where no building to which the proposed development rdates 
has a height of more than 8.5 metres: 

(b) density. where the residential densilY to be cre.lled by the proposeJ develop
ment shall be not more Ihan 80 units per sile hectare: 

(ci landscaped area. where-
(i) in the case of housing having a residential density of more than 60 

units per site he·ctare; the landscaped area is not less than 50 squ'lre 
metres per unit; or 

(ii) in the case of housing having a resideillial density of. or less II10ln 60 
units per site heCtare. the landscaped area is not less Ihun 70 squ.lre 
metres per unit: .. 
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.. (d) parking. where-
(i) the proposed development is for the purpose of self-contained dwell
. ings. the application for development consent is not made' as· referred 

to in subparagraph (ii) and not less than I parking space for each 2 
self-contained dwellings shall be provided; or 

(ii) the proposed development is for the purpose of self-coniained dw~il
ings. the application· for development consent is made by the Crown. 
a public authority or another person jointly with the Crown or a public 
authority. and not less than I parking space for each 10 self-contained 
dwellings shall be provided; or 

(e) parking. where the proposed development is for the purpose of a hostel 
am!-

(i) not less than I parking space for each 10 units··rn -the hostel; 
(ii) I parking space for each 2 persons. ifany. to be employed in connection 

With the development; and . . 
(iii) I adequately screened space suitable for parking an ambulance. 

shall be provided. 
(3) The consent authority shall not consent to development for the purpose of 

housing for aged or disabled persons in residential zones where residential flat build
ings are not permitted unless no building to which the proposed development relates 
has a height of more than 8.5 metres. 

(4) The consent authority shall not consent to development for the purpose of 
self-contained dwellings. unless-

,(a) not less than the number of self-contained dwellings representing 45 per cent 
of the total number of self-contained dwelling to which the application for 
development consent relates shall incorporate wheelchair access to each of 
them; and 

(b) not less than the number of self-contained dwellings representing 5 per cent 
of the total number of self-contained dwellings to which the application for 
development consent relates shall incorporate continuous wheelchair access 
to and within each of them. 

1430711 Support sen'ices 
11 The consent authority shall not consent. to development for the purpose of 

housing for aged or disabled persons unless written evidence is furnished to the con
sent authority which establishes to the satisfaction of the consent authority-

(a), that-
(i) a hostel; 

,(ii) a hospital; or 
(iii) a nursin-g home. 

is or will be provided within a reasonable time on the same site as. or on 
another site in the vicinity of. the site on which the proposed development 
is to be carried out. by the applicant alone or in conjunctin with another 
person; or 

(b) that support services for aged persons or disabled persons are or will be avail
able within a reasonable time. and are or will be able to provide for the 
residents of the development in need of such serv.ices,.. 
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Schl PLANNING POLICY NO S (43075) 

1430721 Development by the Housing Commission of New South Wales 

12 Clauses (10) (4) (b) and II do not apply in respect of an application for 
development made by the Housing Commission of New South Wales or another 
person jointly with that Commission. 

1430731 De"elopment for the purpose of a hospital or nursing home 

13 Where development for the purpose of housing for aged or disabled persons 
may be carried out and is carried out on any land. development for the purpose 
of a hospital or nursing home may be carried out on that land with the consent 
of the consent authority. 

1430741 Suspension of certain pro"isions of the Local Government Act. 1919 

14 (I) For the purpose of enabling development to be carried out in accordance 
with this Policy or a consent granted under the Act in relation to development carried 
out in accordance with this Policy-

(a) any proclamation made under section 309 (I) of the Local Government Act. 
1919: 

(b) section 314 (I) (c) of that Act: and 
(c) Schedule 7 to that Act. 

to the extent necessary to serve that purpose. shall not only apply to the develop
ment. 

(2) Pursuant to section 28 of the Environmental ~Ianning and Assessment Act. 
1979. before the making of this c1ause-

(a) the Governor approved of subclause (I): and 
(b) the Minister for the time being administering the provisions of the Local 

Government Act. 1919. referred to in subclause .(1) concurred in writing in 
th.e recommendation for the approved of Governor of that subclause. 

1430751 SCHEDULE I 
All that piece or pllrcel of Crown land in the vicinity of Wentworth Avenue. East 

Killara. in the Municipality of Ku-ring-gai. Parish of Gordon and County of Cum
berland. being portion 833. shown on plan catalogued CIOO43-2030 in the Crown 
Lands Office. Sydi1e~· 

All those pieces or parcels of land in the vicinity of Harrow Avenue and Eastbank 
Avenue. Cabramatta. in the Municipality of Fairfield. Parish of St Luke and County 
of Cumberland. being lots 160 to 166 inclusive. Deposited Plan 219192. 

All that piece or parcel of land in the vicinity of Alma Road and Henry Lawson 
Drive. Pads tow Heights. in the Municipality of Bankstown. Parish of Bankstown 
and County of Cumberland. being lot 2. Deposited Plan 596169. 

All those pieces or parcels ofland in the vicinity of Bassett Street and Mona Street. 
Mona Vale. in the Shire of Warripgah. Parish of Narrabeen and County of Cum
berland. being-

(a) lots 9 and 10. section 4. Deposited Plan 71080: 
(b) lot 4. Deposited Plan 162852: 
(c) lot Y. Deposited Plan 164204: and 
(d) lot 2. Deposited Plan 521990. 
All those pieces or parcels of land in the vicinity of Clissold Street and Boundary 
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Road. Ensl W'lhroonga. in,lhe MunicipalilY of Kur~ring-gai, Parish. of Gordon and 
C\lIInly of Cumberland. being-· 

(a) 10lS 32 .lI1d 33; Deposiled Plan 7954: and 
(b) 10l~. Deposiled Plan 337473. 
All lhose pieces or p.lrcels of land in the vicinily of Ulmarra Place. Easl Lindfield. 

in the Municipalily of Kur-ring:gai. Parish of Gordon and Counly of Cumberland. 
being IOlS I lO 25 inclusive. Deposiled Plan 219818. 

All ,lhose' pieces or' parcels of larid in the viCinily of King Slreel. Manly Vale. 
in the Shire ofWnrringah. Parish of Manly Cove and CounlY of Cumberland. being 
Ihosc 2 seveml parls of the aren of 4.0469 hecla res of land wilhin Deposit<:d Plan 
lJ4565R. which comprises the residlle of the land conl:lined in Cerlificale of Tille. 
\'0111111': 243R. folio 105. following the exclusion of the lanas comprised wilhin 
Inslrumenls ofTransf.:r allolled dealing Nos F89448 and G905317 by the Regislrar
Ciencnal. 
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STATE ENVIRONMENTAL PLANNING POLICY No 6 

linsened Gu 172 of 10 December 19821 

143091 I atation . 

1 This S~ate environmental policy may be cited as "State Environmental Planning 
Policy No.6-Number of Storeys in a Building". 

1430921 Interpretation 

2 In this Policy, except in so far as the context or subject-mauerotherwise indicates 
or requires, "the Act" means the Environmental Planning and Assessm~nt Act, 
1979. 

1430931 Aims, objectives, etc 

3 The aims, objectives, policies and strategies of this Policy are-

(a) to remove any confusion arising from the interpretation of provisions in 
environmental planning instruments which contrdl the height of buildings by 
reference to the number of storeys, ftoors or levels which the buildings contain, 
by specifying the manner in which that number is to be determined; 

(b) to facilitate the erection of buildings which conform to the topography of the 
land on which the buildings are erected; and 

(c) to modify the meaning of each of the words "storey", "ftoor" and "level" used 
in an environmental planning instrument to whIch this Policy applies, but 
only-
(i) for the purpose of the application of this Policy in relation to certain 

provisions of tha t instrument; and 
(ii) so as to exclude, for certain purposes, from the meaning of each of those 

words a roof (or part thereof) used as an uncovered garden, terrace or 
deck. 

143094) Application of Policy 

4 This Policy applies to the State. 

143095) Relationship to other environmental planning instruments 

5 Subject to section 74 (I) of the Act, this Policy applies in relation to any environ
mental planning instrument, whether made before or after this Policy. 

1430961 Dertennlnatlon of number of storeys which a building contains 

6 (I) Where the application of a provision of an environmental planning 
. instrument requires a determination of the number of storeys, ftoors or levels which 
a building contains, that number shall, for the purposes of applying the provision, 
be deemed to be the maximum number of storeys, ftoors or levels, as the case may 
be, of the building which may be intersected by' the same vertical line, not being 
a line which passes through any wall of the bUIlding. 

(2) Except as provided by subclause (3), when applying subclause (I) in relation 
to a provisIon referred to in that subclause, a reference in subclause (I) to storeys, 
ftoors or levels shall be treated as a reference to storeys, ftoors or levels, within the 
meaning of the provision. 
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(3) The second reference in subclause (I) to storeys, floors or levels does not 
include a reference to the whole or any part ofa roof used as an uncovered garden, 
terrace or deck. 
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STATE ENVIRONMENTAL PLANNING POLICY No 7 

(inserled Gaz 172 or 10 December 1982) 

1431111 Citation 

I This State environmental policy may be cited as "State Environmental Planning 
Policy NO.7-Port Kembla Coal Loader". 

1431121 Aims. objectives. etc 

2 The aims of this policy is to increase the volume of coal which may be hauled 
by road to Stage I coal loader at Port Kembla. 

1431131 Application of policy 

3 This Policy applies to lot 4. D.P. 578275. being the land on which the Port 
Kembla coal loader is situated. 

1431141 Relationship to other environmental planning instruments 

4 This Policy amends the Illawarra Planning Scheme Ordinance in the manner 
set out in clause 5. 

1431151 Amendment of lIIawarra Planning Scheme Ordinance 

5 The Illawarra Planning Scheme Ordinance is amended by inserting after clause 
59D the following clause:-

Port Kembla Coal Loader 

S9DA (I) This clause applies to lot 4, D.P. 578275. 
(2) A person may, without the necessity for the consent of the Council, or any 

other consent under the Environmental Planning and Assessment Act, 1979, being 
obtained therefor, carry out development on the land to which this clause applies 
for the purpose of the construction and operation of a coal loader involving reclama
tion and general siteworks, rail receival facility, road receival facility, conveyor system 
and structures, coal stockyard for cargo assembly, stacking and reclamation 
machinery, shiploaders, berth and channel dredging. and administrative, amenities 
and workshop buildings, as set out in the Environmental Impact Statement (Report 
No. PWD 78011) for Stage I (except in so far as that Statement is inconsistent with 
the provisions of this clause) and as amended by the location of the stockpiles 25 
metres further south, subject to the following conditions:-

(a) that the development is carried out in accordance with the conditions numbered 
(I) and (4)-(16) of the development consent given by the Council on the 25th 
June, 1979, to a development application numbered D79/44 in the Council's 
records, copies of which are available for inspection in the office of the Council 
and the office of the Department; 

(b) that coal hauled by road shall not be received at the coal loader in excess of 
such amount, if any, as may be determined from time to time by the Minister 
and notified to the person carrying out the development; 

(c) that coal hauled by road is not received at the coal loader on Sundays, public 
holidays or outside the hours of7 a.m. to 6 p.m .. unless the Minister is satisfied 
that an emergency exists and has given his consent in writing to the reception 
of road-hauled coal on Sundays. public holidays or outside those hours; 
and 

2158.11 Service 13: February 1983 

Source of SEPP's 7 & 8, The Law Book Company Limited Buildi.ng, 
Planning and Development Service (New South Wales), Volumn 3. 



[43115) PLANNING & ENVIRONMENT LEGISLATION d5 

(d) that ~oal hauled by road is not received at the coal loader from-
(i) any colliery other than the Avon, Yellow Rock, Westcliff, South Bulli or 

Burragorang Valley collieries or such other colliery as the Minister, by 
notice in the Gazette, specifies as being a colliery from which road-hauled 
coal may be received; or 

(ii) any colliery, including a colliery referred to in sub-paragraph (i), which 
the Minister, by notice in the Gazette, specifies as being a colliery from 
which road-hauled coal may not be received. 
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[2-399/52] ENVIRONMENTAL PLANNING AND ASSESSMENT ACT, 1979 cl.1 

STATE ENVIRONMENTAL PLANNING POLICY No_ 8 
Surplus Public Land 

1. Citation. This Policy may be cited as "State Environmental Planning 
Policy No.8-Surplus Public Land". 

2. Aims, objectives, etc. The aims, objectives, policies and strategies of 
this Policy are-

(a) to promote and co-ordinate the orderly and economic use of land in 
public ownership which-
(i) has ceased to be used for the public purpose (if any) for which 

it had been used; 
(ii) is no longer required for the public purpose (if any) for which 

it has been used; 
(iii) is no longer required for the public purpose (if any) for which 

it had been intended to be used; or 
(iv) is otherwise surplus to public needs; 

(b) to promote the social and economic welfare of the community by 
ensuring that the land referred to in paragraph (a) is properly 
managed and developed; 

(c) to promote planning of the distribution of population and economic 
activity within the State; 

(d) to identify and enable the identification of land which may be 
developed in accordance with this Policy, recognizing-
(i) that many environmental planning instruments have regulated 

development of land on the basis of the historic use of that 
land unmindful of changing demands and needs and the uses to 
which the land could be put; 

(ii) that particular types of development, including development for 
public purposes and housing, may be necessary to be carried 
out as matters of priority; and 

(iii) that the development of certain land for particular types of 
development, including commercial premises and industry, may 
be necessary for the economic and social wellbeing of the 
community and the distribution of population and economic 
activity within the State; 

(e) to specify and enable the specification of purposes for which the land 
referred to in paragraph (a) may be used, being purposes which are 
additional to those for which the land may be used under other 
environmental planning instruments applying to the land and which 
are appropriate due to changing rieeds and circumstances. and to 
thereby enable the achievement of the matters set out in paragraph 
(a), (b) and (c); and 

(f) to enable' development of the land referred to in paragraph (a) to 
be considered from a State perspective rather than from a local 
perspective. 

Definitions [2-0081. [2-399/52] 
"commercial premises": cL 4. 
"development": s. 4. 
"environmenlal planning instruments": s. 4. 
"industry": d. 4. 
"land": d. 4. 
"tand in public ownership": cl. 4. 
"State environmental planning policy": s. 4. 

212/8 
(R.I .... 13] B.S. IV oIume' 3) 



d. 5 PLANNING POLICY No. 8-SURPLUS PUBLIC LAND [2-399/52\ 

3. Application of Policy. (1) Except as provided by subclause (2), this 
Policy applies to the State. 

(2) This Policy does not apply to or in respect of the land specified or 
described in Schedule 1. 

4. Interpretation. (l) In this Policy, except in so far as the context or 
subject-matter otherwise indicates or requires-

"commercial premises" means a building or place used as an office or 
shop or for other business or commercial purposes; 

"housing" means any type of residential accommodation including board
ing-houses, dwellings, dwelling-houses, residential flat buildings, 
hostels, housing for aged or disabled persons or housing provided 
by charitable, co-operative, governmental, public or religious bodies 
for any purpose; 

"industry" means-
(a) any manufacturing process within the meaning of the Factories, 

Shops and Industries Act, 1962; or 
(b) the breaking up or dismantling of any goods or any article for 

trade, sale or gain or as ancillary to any business; 
"land" includes air space above land; 
"surplus public land" means land-

(a) which is in public ownership; and 
(b) which-

(i) has ceased to be used for the public purpose (if any) for 
which it had been used; 

(ii) is no longer required for the public purpose (if any) for 
which it has been used; 

(iii) is no longer required for the public purpose (if any) for 
which it had been intended to be used; or 

(iv) is otherwise surplus to public needs; 
"the Act" means the Environmental Planning and Assessment Act, 1979. 

(2) For the purposes of this Policy, land is in public ownership if it is
(a) Crown land, land of the Crown or land vested in a Minister on 

behalf of the Crown; or 
(b) land owned by a public authority, not being a local authority. 

Definition [2-007\ 
"building": s. 4. 

5. Relationship with other environmental planning instruments. (I) Except 
as provided by subclause (3), in the event of an inconsistency between this 
Policy and another environmental planning instrument, whether made 
before. on or after the date on which this Policy is made, this Policy shall 
prevail to the extent of the inconsistency. 

(2) The purposes for which development may be carried out on surplus 
public land are in addition to the purposes for which development may be 
carried out on the land, with development consent, under any other environ
mental planning instrument applying to the land. 

(3) Nothing in this Policy requires development consent to be obtained 
to the carrying out of development on surplus public land if that develop
ment could, but for this Policy, be lawfully carried out on the land, without 
development consent, under any other environmental planning instrument 
applying thereto. 

212/9 
B.S. (Volume 3) (Rete.", 131 
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[2-399/52] ENVIRONMENTAL PLANNING AND ASSESSMENT Aer, 1979 cJ.6 

Definitions [2-008], [2-399/52] 
"development": s. 4. 
"development consent": s. 4. 
henvironmental planning instrument": s. 4. 
"land": cl. 4. 
"surplus public land": cl. 4. 

CI. S-Inconsistency between planning instruments- In this clause a contrary intention 
is expressed and so the provisions of s. 36 of the Act do not apply. 

6. Consent authority. The Minister shall be the consent authority for the 
purposes of this Policy. 

7. Carrying out of development. (1) A person may, with the consent of 
the Minister, carry out development on surplus public land-

(a) for a purpose which could be carried out, with development consent, 
on the land in accordance with any other environmental planning 
instrument applying to the land; 

(b) for a purpose which could be carried out, with or without develop
ment consent, on land adjacent to or in the vicinity of that land in 
accordance with any other environmental planning instrument apply
ing to the land so adjacent or in the vicinity; or 

(c) without limiting the generality of paragraph (a) or (b), for a 
public purpose or for the purpose of housing, commercial premises 
or industry, or any combination of those purposes. 

(2) Except as provided by subclause (3), the Minister shall not consent 
to the carrying out of development in accordance with this Policy unless the 
development complies with such development standards, if any, as are 
applicable to development, which in the opinion of the Minister is similar 
to the proposed development, and which has been or may be carried out 
on land adjacent to or in the vicinity of the land on which it is proposed to 
carry out the development. 

(3) The Minister may consent to the carrying out of development in 
accordance with this Policy otherwise than in accordance with the dcvelop
ment standards referred to in subclause. (2) where-

(a) he is of the opinion that those standards are unreasonable or un
necessary or will tend to hinder the attainment of the aims, 
objectives, policies or strategies of this Policy; and 

(b) he has taken into account-
(i) whether non-compliance with those standards raises any matter 

of significance for State environmental planning or regional en
vironmental planning; and 

(ii) the public benefit of maintaining those standards. 

Definitions [2-008], [2-399/52] 
"development": s. 4. 
"development standards": s. 4. 
"environmenlal planning instrument": s. 4. 
"land": cl. 4. 
"surplus public land": cl. 4. 

8. Advertising, etc., development. (1) Where, in relation to development, 
not being designated development, proposed to be carried out on land to 
which this Policy applies, the Minister is satisfied-

(a) that the proposed development is for a purpose which may not be 
compatible with development adjacent to or in the vicinity of the 
proposed development; or 

212/10 
[Release III B.S. (Volume 3) 



cl. 10 PLANNING POLICY No.8-SURPLUS PUBLIC LAND [2-399/52) 

(b) that the prop05ed development is of such a scale or nature as to 
warrant it, 

he may' determine that the provisions of sections 84, 85, 86, 87 (1) and 90 
of the Act shall apply to and in respect of the proposed development in the 
same way as those provisions apply to and in respect of designated develop
ment and, on the making of such a determination, those provisions shall 
apply accordingly. 

(2) The Minister shall give notice, in writing, to an applicantfor develop
ment consent of a determination made under subclause (1) in relation to 
development the subject of his application. 

Definitions [2-008), [2-399/52) 
"designated development": s. 4. 
"development": s. 4. 
"development consent": s. 4. 
"land": cl. 4. 
"the Act": cI. 4. 

9_ Provision or improvement of amenities or services. Subject to the Act, 
and as a consequence of the carrying out of development in accordance with 
this Policy (as in force at the time the development is carried out), this 
Policy identifies a likely increased demand for public amenities and public 
services as specified in Schedule 2 and stipulates that dedication or a 
contribution under section 94 (1) of the Act, or both, may be required as 
a condition of any consent to that development. 

Definitions [2-008), [2-399/52) 
"development": s. 4. 
"the Act": cl. 4 . 

. 10. Effect on consent of land ceasing to be in public ownership. Where, 
after the date on which a consent is granted by the Minister under this 
Policy in relation to surplus public land, the land ceases to be in public 
ownership, a person may, in accordance with the consent, carry out, on the 
land, the development the subject of the consent. 

Definitions [2-008), [2-399/52) 
"development": s. 4. 
"land": cl. 4. 
"land in public ownership": cl. 4. 
"surplus public land": cl. 4. 

Schedule 1 

Land to or in respect of which this Policy does not apply 
(CI. 3 (2» 

1. Land which is a national park. historic site, nature reserve, Aboriginal area, 
protected archaeological area, wildlife refuge or game reserve, within the meaning 
of the National Park and Wildlife Act, 1974. 

2. Land which, under an environmental planning instrument, is within a reservation 
or zone (within the meaning of that instrument) identified in that instrument as 
being-
(a) Open Space; 
(b) Recreation; 
(c) National Park; or 
(d) Coastal Lands Acquisition. 

3. Land which is a reserve within the meaning of Part IlIa of the Crown Lands 
Consolidation Act, 1913. 

4: Land which is a state recreation area within the meaning of Part IlIA of the Crown 
Lands Consolidation Act, 1913. 

5. Land which is a State forest, flora reserve or timber reserve within the meaning of 
the Forestry Act, 1916. 

212/ 11 
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[2-399/52] ENVIRONMENTAL PLANNING AND ASSESSMENT ACf. 1979 Sch.2 

I Schedule :2 

Public Amenities and Public Services 
(el. 9) 

I 1. Community facilities. 
2. Public open space. 
3. Roads. cycleways and walkways. 
4. Public car parks. 
5. Water. sewerage and drainage purposes. 
6. Embellishment and landscaping of the public amenities and public services specified 

in this Schedule. . 
1 
I 

[Policy No.8 added. Gov. Gaz. No. 57. 8 April 1983.] 
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ENVIRONMENTAL PLANNING AND ASSESSMENT 
ACf, 1979 

STATE ENVIRONMENTAL PLANNING POLICY No. 9-
GROUP HOMES 

HIS Excellency the Governor, with the advice of the Executive 
Council, and in pursuance of the Environmental Planning and 
Assessment Act, 1979, has been pleased to make the Stute 
environmental planning policy set forth hereunder in accord" 
ance with the recommendation made by the Minister for 
Pjanning and Environment. (81-10475) 

ERIC BEDFORD, 
Minister for Planning and Environment. 

Sydney, 7th October, 1983. 

STATE ENVIRONMENTAL PLANNING POLICY No. 9-
. GROUP HOMES 
Citation 

1. This State Environmental Planning Policy may be cited 
as "State Environmental Planning Policy No. 9--Group 
Homes". 

Interpretation 
2. (I) In this Policy, except in so far as the context or 

subject~matter otherwise indicates or requires-
"council", in relation to the carrying out of development, 

means the council of the area in which the develop
ment is to be carried out; 

"dwelling" means a room or suite of rooms occupied or 
used, or so constructed or adapted as to be capable 
of being occupied or used as a separate domicile: 

"dwelling-house" means a building containing 1 hllt not 
more than 1 dwelling; 

"group home" means a dwelling that is a permanent ~rotIp 
home or a transitional group home; 

·Dern",nent group home" means a dwelling-
.",,) lIsed to provide a household environment for 

disabled persons or socially disadvantaged per
')ons. whether those persons are related or not; 
and 

, b) occupied by the persons referred to in paragraph 
(a) as a single household, either with or without 
paid or unpaid supervision or care and with or 
without payment for board and lodging being 
required, 

but does not include a building to which State En
vironmental Planning Policy NO.5-Housing for 
Aged or Disabled Persons applies or a transitional 
group home; 

'residential flat building" means a building containing 
2 or more dwellings; 

'·tt «nsitional group home" means a dwelling-
ia) used to provide temporary accommodation, for 

the purposes of relief or rehabilitation, for dis
abled persons or socially disadvantaged persons, 
whether those persons are related or not; and 

(b) occupied by the persons referred to in paragrapq 
(a) as a single household, either with or without 
paid or unpaid supervision or care and with or 
without payment for board and lodging being 
required, 

but does not include a building to which State En
vironmental Planning Policy No.5-Housing for 
.'\ged or Disabled Persons applies. 

(2) in this Policy-
\ill a reference to disabled persons is a reference to 

persons of any age who as a result of having a 
mental, physical or sensory impairment, either 
permanently or for an extended period, have 
substantially limited opportunities to enjoy full and 
active lives; and 

, b) a reference to socially disadvantaged persons includes 
a reference to-

(i) persons disadvantaged for reasons of alcohol or 
other drug dependence, extreme poverty, psy
chological disorder, delinquency or other 
disadvantage; and " 

(ii) persons who, for reasons of domestic violence 
or upheaval, require protection. 

Source - Government Gazette 7th October, 1983 
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AIIIIS, objectives, etc. 
~. The aim of thi. Policy ia to facilitate the eatablishment 

"f-
ta) permanent group homes in which disabled persons or 

socially disadvantaged persons, or disabled people 
may lead as normal a life as possible by living 
permanently in an ordinary reside'ntial household 
environment,instead of in an institutional environ
ment; and 

I. b) transitional group homes which provides temporary 
accommodation for disabled porsons or socially 
disadvantaged persons in an. ordinary .. residential 
household environment instead of in a.n institutional 
"nvironment for purposes such as alcohol or drug 
rehabilitation, "half-way" rehabilitation· for persons 
formerly living in institutions and refuges for men, 
women or young people. 

Application of Policy 
4. This Policy shall apply to the State. 

Inconsistency between instruments 
5. Subject to section 74 (I) of th,e Act, in the event of an 

inconsistency between this Policy ind another environmental 
planning instrument, whether made before or after this Policy, 
this Policy shall prevail to the extent of ,the inconsistency. 

Interpretation of planning instrumenls in relation to group 
homes 

n, I I) In any environmental planning instrull,ent (whether 
made before or after this Policy), any reference, whether 
express or implied, to-

(a) a dwelling-house shall be deemed to include a refer
ence to a dwelling-house that is a group home; 

I b) a residential flat building, or a residential flat build
ing of a particular class, shall be deemed to include 
a reference to a residential flat building, or a resi
dential flat building of that class, containing a 
dwelling that is a group home; and 

'".I a boarding-house, hostel, hospital, home, housing for 
aged or disabled persons or an institution shall be 
deemed not to include a reference to a group home. 

(2) Nothina: in subclause (I) (c) shall prevent tb. 
carryina: out of development for the purposes of a group 
home either with or without development consent if thai 
development could, but for subclause (1), be lawfully carried 
out under any other environmental planning instrument either 
with or without development consent. 

Where development consent for group homes is required 
7. (I) Notwithstanding clause 6, development for the 

purposes of-
(a) a permanent group home that-

(i) contains more than S bedrooms; or 
(Ii) is occupied at. the same time by more residents i 

(including resident staff, if any) than is equal i 
to the number calculated by multiplying the 
number of bedrooms in that home by 2; or 

(b) a transitional group home, 
shall not be carried out without the consent of the council. 

(2) The council shall not refuse its consent to tbe carry
ing out of development for any of the purposes referred to in 
subclause (I) unless it bas made an assessment of the com
munity need for the group borne the subject of the application 
for consent. 

(3) Nothing in subclause (1) requires the consent of 
,the council to the carrying out of development, by the 
Housing Commission of New South Wales or another I?erson 
jointly with that Commission, for the purposes of a transllional 
group home that- ' 

(a) contains 5 or less bedrooms; and 
(b) is occupied at the same time by not more residents 

(including resident staff, if any) than is equal to 
the number calculated by multiplying the number of 
bedrooms in that home by 2. 



Development appUcatloDS for certain permanent group bomes 
8. (1) This clause applies to a permanent group hom. 

that-
(a) contains 5 or less bedrooms; and 
(b) is occupied at the same time by not more residents 

(including resident staff, if any) than is equal to 
the number calculated by multiplying the number 
of bedrooms in that home by 2. 

(2) Where land is lawfully used for the purposes of a 
dwelling or a building has been lawfully erected for that pur
pose, the dwelling may be used for the purposes of a permanent 
group home to which this clause applies without the necessity 
for development consent being obtained therefor. 

(3) Where, by virtue of clause 6, development consent 
is required to erect or use a~ permanent group home to which 
this clause applies, the consent authority sball not-

(a) refuse that development consent; or 
(b) impose a condition on the grartt of that development 

consent, 
by reason only tbat tbe dwelling which is the subject of the 
application is intended to be used as a group home. 

Development by the Crown or a publlc autbority 
9. The consent authority in relation to a development 

application made to it by the Crown or a public authority 
or by another person jointly with the Crown or a public 
authority for its consent to carry oilt development for the 
purposes of a group home shall i1ot-

(a) refuse to grant its consent to the application; or 
(b) attach any condition to its consent to the application, 

except with the approval of the Minister. (9273) 
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. ENVIRONMENTAL PLANNING & ASSESSMENT ACT 1979 

DIRECTIONS 

UNDER SECTION 117(2) 

DIRECTIONS WITH THE PREFIX:-

"G" Indicates a general Direction to 
all Councils in New South Wales 

"S" Indicates a direction to a specific 
. Council as in the Direction stated 



ENVIRONMENTAL PLANNING AND 
ASSESSMENT ACT, 1979 

DIRECTIONS UNDER SECTION 117(2) 

I, the. Minister for Planning and Environment, in 

pursuance df section 4(8) and section 117(2) of the 

Environmental Planning and Assessment Act, 1979, 

(the "Act"), do hereby 

(i) revoke all Directions given by me under 

Section 117(2) of the Act; and 

(ii) direct (See *) .Council to exercise its 

Sydney, 

. . . . . . . . . . 

functions under Divisions 4 and 5 of Part 

III of the Act in relation to the preparation 

of a draft local environmental plan in 

accordance with the principles severally 

specified in the Schedule hereto. 

.~~.~ 
ERIC ~~~ 

Mi ister for Planning 
and Environment 

19J. 

* Direction applies to all Local Government Areas 
in New South Wales as to Part 1 of the Schedule, 
and to the particular Local Government Areas in 
New South Wales as specified in Part II of the 
Schedule. 
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ENVIRONMENT AL PLANNING AND 

ASSESSMENT ACT, 1979 

SCHEDULE 

DIRECTIONS UNDER SECTION 117(2) 

PART I of Schedule; Di rections rei evant to all Local Government 
Councils in New South Wales 

G I. MODEL PROVISIONS 

Draft Local Environmental Plans shall as far as possible adopt 
the provisions of any set of Model Provisions made under Section 
33 of the Act insofar as those provisions are relevant to the 
aims, objectives, policies and strategies of that plan. 

G2. CIRCULARS TO COUNCILS 

Draft local environmental plans shall have regard to: 

ST A TE PLANNING AUTHORITY CIRCULARS: 

0) Nos. 67, 74 and 76 - SUBDIVISION AND RESIDENTIAL 
DEVELOPMENT IN RURAL ZONES (the 40 hectare policy· 
and guidelines for smallholding zones). 

Oi) No. 72 - CHILD CARE CENTRES (child care centres should be 
permissible in rural, residential and commercial 
zones) • 

PLANNING AND ENVIRONMENT COMMISSION CIRCULARS: 

(iii) No. 13 - ZONING OF RURAL LANDS (a system of zoning 
rural lands to identify their primary use and to 
protect their resources). 

(i v) Nos. 15 and 22 - DEVELOPMENT OF FLOOD PRONE LANDS 
(to identify flood prone lands and discourage 
deve lopment on them). 

(v) Nos. 16 and 23 BUSHFIRE CONTROL & URBAN 
DEVELOPMENT (to discourage development on land 
subject to bushfires). 

(vi) No. 21 - RESIDENTIAL ROAD WIDTHS (road widths should be 
restricted, to minimise housing and development 
costs). 



- 2 -

(vii) No. 27 - SURF LIFE SAVING CLUBS ON OPEN SPACE 
RESERVES (these clubs should be permissible on 

. beach fronts and available for general community use. 

(viii) Nos. 30 and 33. DUAL OCCUPANCY (the 
addition/conversion of a single dwelling house into 
two dwellings should be permissible in all 
residential zones). 

(j x) Nos. 35 and 44 - MULTIPLE OCCUPANCY ON FARMS (t his 
should be permissible, subject to a number of 
gu ideli nes). 

(x) Nos. 36 and 47 - RET AILING IN INDUSTRIAL ZONES 
(ancillary retailing should be permissible). 

(xi) No. 39 - ROADSIDE STALLS (should be permissible in rural 
zones, except on major roads). 

(xii) No. 43 - PARKING STANDARDS FOR HOUSING COMMISSION 
RESIDENTIAL FLAT BUILDINGS (no higher than one 
parking space per dwelling). 

(xiii) No. 45 - ZONING OF ARTERIAL ROAD FRONTAGES IN 
URBAN AREAS (rezonings should achieve improvements 
in traffic safety and functioning). 

DEPARTMENT OF ENVIRONMENT AND PLANNING CIRCULARS: 

(xiv) No.9 - PANEL BEATING AND SPRAY PAINTING (provisions 
to be included in light industrial zones). 

(xv) No. 42 - SECTION 94 PROVISIONS (matters to be considered 
for inclusion in local plans). 

(xvi) No. 31 - ZONING OF FLOOD PRONE LAND (to control 
development on flood prone land). 

G3. RESERVATIONS 

(j) Local Open Space 

Draft Local Environmental Plans shall not substantially 
reduce existing reservations or zonings of land for public 
as distinct from private open space. The extent of any 
such reduction shall be considered from the point of view 
of the total area and the quality of existing land 
reserved or zoned for public open space within the whole 
of the Council's area as at I September, 1980. 
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(ii) 
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Other Open Space or Spe'cial Uses or Major Roads 

Draft Local Environmental Plans shall not create, alter or 
remove an existing reservation or zoning for Regional/ 
County Open Space, Special Use or Main, County or Arterial 
Road without the approval of the relevant public authority 
and the Minister for Planning and Environment. 

(iii) Requests of Public Authorities. 

Draft Local Environmental Plans sholl include Open Space, 
Special Uses or other zonings and reservations which are 
requested by public authorities and are relevant to those 
authorities' functions unless the Minister for Planning 
and Environment directs otherwise. 

G4. MINISTER OR PUBLIC AUTHORITY APPROVAL/ 
CONCURRENCE 

(i) Existing Provisions 

Draft Local Environmental Plans shall not remove an 
existing requirement to obtain the approval/concurrence of 
a Minister or public authority, without the approval of 
the relevant Minister or public authority and the Minister 
for Planning and Environment. 

(ii)· Requested Provisions 

Where a Minister or public authority requests the 
inclusion of a consultation, approval or concurrence 
provISion (relating to himself or itself), such a 
provision shall be included in a draft Local Environmental 
Plan unless the Minister for Planning and Environment 
di rects otherwise. 

(iii) New Provisions 

Draft Local Environmental Plans shall not introduce a 
requirement to obtain the approval/concurrence of a 
Minister or public authority without the approval of that 
Minister or public authority. 

GS. DEVELOPMENT BY THE CROWN 

Draft Local Environmental Plans shall not alter. or remove the 
existing requirement that Council may not, without the Minister's 
approval, refuse to grant consent, or attach conditions to a 
consent to an application for development by the Crown, statutory 
authority or instrumentality. 
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G6. SAVINGS 

Draft Local Environmental Plans shall not alter or remove 
existing savings provisions relating to: 

(j) certain developments by public' authorities or public 
utility undertakings; 

(ij) use by the Crown of existing buildings; 

(iii) home occupations. 

G7. EXISTING GENERAL PROVISIONS 

The following General Provisions in deemed instruments embody 
principles of State and Regional significance and shall be 
maintained in draft Local Environmental Plans unless the Council 
can satisfy the Director that any particular provision or area 
should be varied or excluded having regard to the provisions of 
Section 5 of the Environmental Planning and Assessment Act, 1979. 

(i ) 

(i i ) 

Provisions for the protection of, or development controls 
relating to: 

(a) fI ood Ii obi e I and; 

(b) water catchment areas; 

(c) historic buildings and precincts; 

(d) unstable lands or lands· subject to subsidence; 

(e) agricultural land. 

Provisions relating to: 

(a) foreshore building lines; 

(b) parking pro~ision for commercial or residential flat 
buildings. 

G8. RURAL ZONES 

Except where the Council can satisfy the Director that any 
particular provision or area should be varied or excluded having 
regard to the provisions of Section 5 of the Environmental 
Planning and Assessment Act, 1979: . 

(i) Draft Local Environmental Plans shall retain existing 
provisions which enable a dwelling house to be erected on 
an existi ng parce I. 
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(jj) Draft Local Environmental Plans shall retain existing 
provisions relating to· the erection of workers' dwelling 
houses. 

(iii)· Draft Local Environmental Plans shall retain existing 
zones and provisions relating to the control of traffic 
generating development or access on major rood frontages. 

(iv) Draft Local Environmental Plans shall not rezone rural 
land for urban purposes unless: 

(a) such action is justified by an Environmental 
Study or: 

(b) in accordance with the Sydney Region Outline Plan the 
land has been released by the Minister for Planning 
and Environment; or 

(c) the rezoning is of a relatively minor significance. 

G9. RESIDENTIAL ZONES 

Except where the Council can satisfy the Director that any 
particular provision or area should be varied or excluded having 
regard to the provisions of Section 5 of the Environmental 
Planning and Assessment Act, 1979: 

(i) Draft Local Environmental Plans shall contain a 
requirement that residential development is not permitted 
until land is adequately serviced with water and sewerage 
(or arrangements satisfactory to the Council, or other 
appropriate authority, have been made to service it). 

(ii) Draft Local Environmental Plans shall retain existing 
provisions enabling a dwelling house to be erected on an 
exi sti ng a II otment. 

(iii) Provisions in environmental planning instruments relating 
to· the minimum lot size for a dwelling house shall not be 
increased in draft Local Environmental Plans. 

(iv) Draft Local Environmental Plans which zone land for 
resi denti al purposes: 

(a) shall not contain provIsIons which will result in a 
reduction of the permissible residential density on 
any land to which the plan applies; and 

(b) shall in as much as is practicable and compatible 
with the environmental quality of the area, provide 
for a variety of housing forms and increase the 
permissible residential density on the land. 
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Draft Local Environmental Plans shall not increase 
existing standards relating to residential flat 
development (except in rural regions, where justified by 
an Environmental Study). 

(vi) Draft Local Environmental Plans in the Sydney Region shall 
retain provisions to allow dual occupancy of dwelling 
houses; in other Regions, draft Local Environmental Plans 
may include such provisions. 

G 10. BUSINESS ZOI\ES 

Except where Council can satisfy the Director that any particular 
provision or area should be varied or excluded having regard to 
the provisions of Section 5 of the Environment Planning and 
Assessment Act, 1979: 

(i) Draft Local Environmental Plans shall not substantially 
alter the location of existing zonings or substantially 
reduce zonings of land for business development. The 
extent of any such alteration or reduction sholl be 
considered from the point of view of the total area of 
existing land zoned for business development within the 
whole of the Council's area as at I September, 1980. 

(i i) Dr-oft Local Environmental 
floor space ratio controls. 
Region) . 

Plans shall retain existing 
(Does not apply in Hunter 

Gil. INDUSTRIAL ZONES 

Except where the Council can satisfy the Director that any 
particular provision or area should be varied or excluded having 
regard to the provisons of Section 5 of the Environmental 
Planni ng and Assessment Act, 1979: 

Draft Local Environmental Plans shall not substantially 
reduce existing zonings of land for industrial 
development. The extent of any such reduction shall be 
consi dered f rom the poi nt of vi ew of the total area of 
land zoned for industrial develpment within the whole of 
the Counc ii's area as at I September, 1980. 

G12. ENVIRONMENTAL PROTECTION 

(i) Draft Local Environmental Plans shall not alter or remove 
existing zonings, or identification, of land for scenic 
protection areas, environment protection areas, escarpment 
preservation areas, conservation areas, harbour or 
foreshore protection areas,. coastal protection areaS etc. 
(except that these may be altered or increased where 
j usti fi ed by an Envi ronmental Study). 
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(ii) Provisions in environmental planning instruments, relating 
to subdivision and development controls for land referred 
to in (i) sholl be retained in draft Local Environmental 
Plans (except that these may be amended where justified by 
on Environmental Study). 

G 13. CORRIDORS 

Except where the Council can satisfy the Director that any 
particular provision or area should be varied or excluded having 
regard to the provisions of Section 5 of the Environmental 
Planning and Assessment Act, 1979: 

(i) Draft Local Environmental Plans shall not alter or remove 
existing zonings or identification of land for special 
use, open space ,communications or other corridor 
purposes. 

(ii) Provisions in on environmental planning instrument, 
relating to subdivision and development control of land in 
corridors sholl be retained in draft Local Environmental 
Plans. 

G14. DESIGNATED DEVELOPMENT 

Draft Local Environmental Plans shall not identify development as 
"Designated Development" unless it is likely to have a 
substantial impact on the environment. 

GIS. OUT OF DATE INSTRUMENTS 

Where a environmental planning instrument does not embody the 
policies in the above Directions Nos. 3-13, any subsequent draft 
Local Environmental Plan shall include new provisions designed to 
give effect to such of those policies as are relevant to the land 
or the subject matter the subsequent instrument addresses. 

G 16. AIRPORT NOISE 

Except where the Council can satisfy the Director that any 
particular provision or area should be varied or excluded having 
regard to the provisions of Section 5 of the Environmental 
Planning and Assessment Act, 1979: 

(i) Draft Local Environmental Plans sholl not rezone land:-

(0) for residential purposes, nor increase residential 
densities in areas where the Australian Noise Exposure 
Forecast (ANEF) as from time to time advised by the 
Deportment of Aviation exceeds 25 or 

(b) for schools, hospitals, churches and theatres where the 
ANEF exceeds 20 or 
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(c) for hotels, motels, offices or public buildings where 
the ANEF exceeds 30. 

(ii) Draft Local Environmental Plans which rezone land:-

(a) for residential purposes or to increase residential 
densities in areas where the ANEF is between 20 and 25 
or 

(b) for hotels, motels, offices or public buildings where 
the ANEF is between 25 and 30 or 

(c) for commercial or industrial purposes where the ANEF is 
above 30 

shall include a provIsIon to ensure that development meets 
AS 2021 regarding interior noise levels. 

G17. ACQUISITION 

Draft Local Environmental Plans shall not alter existing 
provisions for the acquisition of land by Councilor the 
Commission (now the Department of Environment and Planning). 

G 18. COMMUNITY USE OF SCHOOLS 

Draft Local Environmental Plans, insofar 
schools, colleges or other educational 
contain provisions that: 

as they refer to 
institutions, shall 

(a) allow community use of the facilities and sites of schools, 
colleges and other educational institutions; 

(b) allow commercial operation of those facilities and sites; 
and 

(c) allow any person to carry out development for the purposes 
of community uses on land used for the purposes of schools, 
colleges or other educational institutions whether or not 
the development is ancillary to that purpose. 
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ENVIRONMENTAL PLANNING AND ASSESSMENT ACT, 1979 

SECTION 71 DETERMINATION 

I, the Minister for Planning and Environment, determine, 

pursuant to S.71 of the Environmental Planning and 

Assessment Act, 1979, that local environmental plans 

shall: -

(i) set out in the aims and objectives clause 

the intent of the plan and of each zone; 

(ii) shall not contain sub-zones of the main 

zones (such as residential, business, 

industrial, etc.) where the only 

difference between sub-zones is in 

development standards; 

(iii) include in each zone, as permissible 

with consent, any use which is compatible 

with the intention of the zone; 



(iv) include only those development standards 

listed in Column 2 of the following 

Schedule for the purpose listed in 

Column 1 (these are for development 

standards other than those specified 

in the Model Provisions): 

SCHEDULE 

Column 1 

Dwelling Houses. 

Residential Flat. 

Commercial. 

Industrial. 

Subdivisions. 

Column 2 

Minimum allotment sizes 

or Floor Space Ratios. 

Building heights in 

environmentally 

sensitive areas. 

Density (site area per 

dwelling). Height 

(metres above natural 

ground) • 

Floor Space Ratio. 

Site coverage. 

Allotment sizes either 

as a minimum or an 

average. 
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(v) not include references to development 

control plans (e.g., a provision which 

prevents development taking place until 

a development control plan is prepared); 

(vi) not include a provision which makes the 

undergrounding of electricity and telephone 

services mandatory; 

(vii) not refer to drawings which show detailed 

development proposals; 

(viii) where an amending local environmental plan 

(ix) 

Sydney, 

rezones land by illustrating the new zone 

on a map, use wherever practical, a zone 

which appears. in the principal instrument 

(i.e., the major local environmental plan 

for that local government area); and 

where an amending local environmental plan 

adds a use to the existing zone, use 

wherever practical, a generic term (e.g., 

industrial)or a purpose defined in either 

the principal instrument or the Model 

Provisions. 

~ .. I. _~ 
~~~ 

Minister for Planning 
and Enviroriment 

17th January, 1983. 
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