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Introduction
Brunswick Heads
Mullumbimby

Byron Bay

Landpartners have invited Deicke Richards to
assist in the preparation of development proposals
over a large land holding west of Byron Bay to
support a Major Project under Part 3A of the NSW
Environmental Planning and Assessment Act,
1979.
The land is currently in multiple ownerships and to
assist in presenting a united front the landowners
have created the “Byron Bay West Landowners
Association”. The group has assigned Mr Stuart
Murray, an employee of Crighton Byron Pty Ltd, as
the development manager.
The project has now been identified by the
NSW Minister for Planning as a potential State
Significant Site (SSS).

Bangalow

Lennox Head

Lismore

The Department of Planning is the peak authority
in this process, rather than Byron Shire Council.
Alstonville

Ballina

Figure 1: Regional Context
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Listing as a SSS in Schedule 3 of State
Environmental Planning Policy (Major
Development) 2005 will provide all development
controls for the site and the proposed
development including zoning, minimum lot sizes,
maximum building heights, floor space ratios, and
development performance standards if necessary.
When the land is included in Schedule 3 (which
can only be done after our proposal is assessed
by all relevant authorities and approved by the
Minister for Planning) it will in effect “cookie-cut”
the site out of the Byron Local Environmental Plan.

The planning of this land release area is a very
“high context” process, meaning that numerous
State policies and planning guidelines apply across
a wide range of issues, including urban design.

To address and resolve the vast array of design
requirements and inter-related issues, an intensive
2 day workshop was undertaken. The goal of the
EbD was to prepare a structure plan to support the
SSS study and associated DCP.
Deicke Richards have prepared this report, which
documents the process and outcomes of the EbD
workshop.
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Background Summary
West Byron Urban Release Area
The West Byron urban land release area is located
approximately 2.5km west of Byron Bay and has
an area of approximately 108 hectares.
The site is entirely zoned 1(d) Investigation Zone
under the Byron Local Environmental Plan 1988.
The site is comprised of a number of elements and
land holdings. The “Belongil Fields” caravan park
and festival venue is centrally located in the site. A
small property fronting Ewingsdale Road next to
Belongil Fields contains a confectionery factory.
A small manufacturing operation is conducted
on land at the east of the site. This was once the
home of the “Box King” timber box manufacturing
operation, but the scale of activity is now
substantially reduced.
There are some small residential lots at the west of
the site, two of which front Ewingsdale Road, and
two of which are near the southwest boundary of
the site.
The two southwestern properties provide a tourist
facility (bed and breakfast) and cultural activities.

Surrounding land uses
Figure 2 shows the nature and type of surrounding
land uses.

Figure 2: Site Context
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Workshop
Purpose

Attendees & Agenda

The purpose of the Enquiry by Design (EbD)
Workshop was to investigate a range of design
and planning options that provide alternative ways
to accommodate the growth that the West Byron
site can cater for given the constraints

Date: 		

The EbD Workshop brought together key planning,
environmental and infrastructure consultants as
well as land owners in a collaborative environment
to exchange ideas and to establish principles and
guidelines for development. Deicke Richards acted
in the capacity of both facilitator and design leader
for the 2 day event.

Workshop Facilitator:

The workshop led participants through a structured
design process looking from the regional
perspective (the big picture) to the local scale
detailing land use, access and development form.

Monday 13 and Tuesday 14 September 2010

Venue:
Lord Byron Resort - Byron Bay

Phil Smith		
Deicke Richards
(Architect / Urban Design)

Workshop Leaders:
Phil Smith		
Deicke Richards
(Architect / Urban Design)
Stephen Smith		
Deicke Richards
(Planner / Urban Design)
Hayley Phillips		
Deicke Richards
(Planner / Urban Design)

Attendees
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Name			

Organisation		

Steven Smith 		
Ian Colvin 		
Stuart Murray
Nick Davison
Robin Ormerod
Steve Korn
Aaron Rosenstiel
David Pont
Dr Andrew Smith
Mike Veitch		
Chris Huxley		
James Lette		
Mark Perkins 		
Rob Doolan

Landpartners
Landpartners
Crighton Properties
SCU/EAL
PAEHolmes
Cardno
Cardno
Water & Carbon Group
Veitch Lster Consulting
BMT WBM
BBC Consulting Planners
Ennismore Field
Balanced Systems
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9.00am

Monday 13 September 2010

Tuesday 14 September 2010

Conference Room, Lord Byron Resort, Jonson Street, Byron Bay

Conference Room, Lord Byron Resort, Jonson Street, Byron Bay

Pre-workshop Meeting with Landowners
Deicke Richards Team + Steve Smith (Landpartners)

10.00am

COMMENCEMENT OF WORKSHOP

10.00am

Welcome and Explanation of Format

9:00am
9.00am

COMMENCEMENT OF WORKSHOP
Welcome
Phil Smith, Deicke Richards
--

Phil Smith, Deicke Richards
---

10.10am

9.10am

Summary of Day 1

Design Session 1: Concept Development (1:2000 + 1:1000 key areas)
Split into 3 groups to:

Welcome to workshop process and objectives
Introduction of Team members

Project Background
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--

10:30am

Further develop 3 Concepts based on feedback from Day 1

MORNING TEA

Steve Smith, Landpartners
----

10.30am
10.30am

Project background, work done to date
Summary of statutory framework and process ahead
Summary of broad land use options

10:45am

----

MORNING TEA (working session)
Summary of Consolidated Constraints/Key Issues

12.00pm

Phil Smith, Deicke Richards.
Steve Smith, Landpartners
---

Report Back
---

Presentation of consolidated constraints
Additional round the room informal presentations from individual disciplines

Split into 3 design teams to explore developent potential at 1:2500 and 1:5000

1.00pm

Overall site response to issues + background information presented in the morning session

LUNCH

Presentation of development opportunities and constraints in graphic form
Discussion of wider strategic issues
Discussion of pro’s and con’s

Design Session 3: Finalise Drawings and Evaluation of Options
3 design groups to prepare:
----

Desk Top Review of Site Responses
----

2.30pm

LUNCH (Working lunch if needs be)

1.30pm

Design Session 2: Concept Design

3.00pm

Final Presentation
----

Design at a strategic level 1:2500)
Structure planning and urban footprint opportunities
Broad street networks, drainage and open space systems
Strategies + actions

pens down to prep for pin up, presentation of final designs

Team + Landowners

Continue with 2-3 design teams (TBA)
----

Final Structure Plan Drawings at 1:2000 and 1:1000
Specialist strategies (eg: public realm, open space, sustainability, stormwater, etc)
key development principles

Prep for final pin-up
--

1.00pm

3.30pm

Pin up, presentation of outcomes
Discuss robustness of 3 options

Design Session 1: Site Analysis/Responses
--

12.30pm

Block and Building Types
revisit opportunities and constraints and test
Revise structure plans if needed

Team only

12.30pm
11.30am

Design Session 2: Detailed Investigation (1:2000)
3 design groups to further explore:

5:00pm

Presentation of Final Structure Plan Drawings
Where to from here in terms of process
Any further thoughts

CLOSE Day 2

Pin Up and Discussion
Team + Landowners
----

4.30pm

Pin up, presentation of Concept Designs
Identify shared design themes, areas of differing design responses
Confirmation of actual constraints and potential development areas

Plan Day 2
Deicke Richards Team + Steve Smith (Landpartners) + Stuart Murray
---

5:00pm

Shortlist of Options
Identify Options/ ideas to be further developed/explored based on feedback

CLOSE Day 1
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Summary of Briefings
Background Information
A number of background reports have been
prepared for the site ranging from acoustic
impacts to acid sulfate soils. Steven Smith from
LandPartners conducted a briefing session on the
first day of the workshop presenting workshop
participants and landowners with information on
issues and current projects relating to, or affecting
the West Byron site and the adjoining sites which
will influence development outcomes on site.
The summaries listed are not meant to be a
comprehensive report of the information provided
at the workshop but rather to provide a snapshot
of the issues raised and considered as part of the
presentations.

Acid Sulfate Soils
Acid Sulfate Soils are present across the entire
site with relatively higher risk areas identified in
the northeast and east parts of the site.
Soils on other parts of the site are otherwise
generally manageable during construction with the
use of lime.
If the main drain through the site is going to be
reprofiled, may need to stage works to reduce
impacts

Acoustic Impacts
It was found the MR545 speed environment is
significant factor in determining development
conditions within the site and is highly speed
dependent. At 80 km/h with no acoustic treatment
along the frontage of the site a 105m setback to
residential uses would be required.
Another source of noise which may impact upon
the site is from the adjoining Sunnybrand Chicken
site (from air-conditioning units etc).
Mitigation measures include for noise impacts
include:
• Separation distances (from noise sources)
• Solid structure/s (walls, mounds)
• Non-residential uses in exposure zones (e.g. home
offices, light industrial)

Figure 3: Odour Impacts
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Air Quality
The principal source of odour identified on the
Sunnybrand site is the storage of live birds prior
to slaughter and processing. Birds are presently
stored in two roofed areas that are open to
the ambient wind conditions. During operating
hours, odour from the birds and from their waste
accumulating on the ground is emitted in plumes
that travel with the prevailing wind direction. The
rate of emission is influenced by the wind speed,
the number of birds present and the state of the
accumulated waste. The odour character is similar
to that from a meat chicken shed.
Mitigation measures include:
• Separation distances (from odour sources)
• Vegetated buffer (2/3 of non-mitigated distance)
• Non-residential uses in exposure zones (e.g. home
offices, light industrial)

Archaeology
On the basis of available Aboriginal stakeholder
advice and results of the field survey and
assessment, no principal cultural heritage
constraints to rezoning of the study area for urban
development purposes have been identified.
However, to avoid or mitigate impacts of any future
development on cultural heritage resources it is
concluded that:
1. Subsurface archaeological testing should be
undertaken on and around the registered Byron
Bay Urban Areas 3 (#4-5-104) midden (Lot 1
DP 780242) to more securely assess its cultural
heritage values and to define any parts of this site
(if any) that would warrant conservation in the
development-related context. A report detailing the
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method, procedure, results and recommendations
of the archaeological testing should be required
to accompany any future development application
that incorporates the site locality.
2. Subsurface archaeological testing should be
undertaken along the southern margin of the
beach ridge plain to more securely assess its
cultural heritage potential and to define any
parts of this landform (if any) that would warrant
conservation in the development-related context. A
report detailing the method, procedure, results and
recommendations of the archaeological testing
should be required to accompany any future
development application that incorporates this
particular area (southern sections of Lots 227 and
229 DP 755695).

It is recommended that the above requirements
be written into any development control plan
for the study area. In the event that significant
subsurface archaeological deposits are identified,
impact mitigation by way of the permanent in
situ protection of at least a proportion of these
deposits within a purpose-established heritage
conservation area would be called for, in tandem
with archaeological salvage (and possible
follow-up Aboriginal stakeholder development
monitoring) of those deposits lying outside any
designated heritage conservation area.

Figure 4: Existing Vegetation
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Bushfire

Economics

A recent assessment determined the site would
have a moderate bushfire, primarily due to
extensive wetland communities to the south.

Findings from investigations into the site
concluded that there was insufficient population to
maintain a viable full line supermarket. However
neighbourhood shops probably would be viable
depending upon population (yield) generated
within the site and the extent and nature of their
trade catchment.

Bushfire risk within the site is significantly reduced
as most vegetation has been significantly cleared
and any remaining areas of vegetation occur in
small fragmented stands.
Hazard areas are identified at vegetation edges.
Planning For Bushfire Protection includes:
• Using perimeter roads
• Building construction classification
• APZ’s (which depend on depend on vegetation
type and nature of development – mostly 15
or 20 metres for residential
• One road in and one road out is not good
development. There is a need for secondary
road access

Civil Engineering
The main findings from engineering investigations
are :

and testing. It is likely however that there will be
higher sensitivity to filling in the eastern areas of
the site (downstream) than the western areas.
The preference is to achieve a cut/fill balance in
the study area without the need to import fill.

A neighbourhood centre location adjoining the
Ewingsdale Road frontage would obviously be
better for passing trade but this location would not
necessarily be ideal for residents within the study
area in terms of accessibility and the site may be
compromised in terms of amenity impacts (noise
etc) from Ewingsdale Road.
A more central location within the site on the major
internal movement network may be better for
access for residents and should provide a “village
centre” identity.
Any centre should be complimentary to existing
centres in the locality.

Flooding
•
•

•
•

•
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Water, electricity & telecommunications are
available to the site
Sewer capacity is available according to
Council engineers (may challenged by
Councillors)
A water main runs through the site on the
Sykes land
Optic fibre cable, sewer main, water main
in Ewingsdale Road reserve and should be
avoided where possible.
Sunrise Boulevard is not suitable for
roundabout/access

As shown in Figure 5 parts of the site are subject
to flooding and inundation.
Essentially High hazard areas represent no go
where development should be avoided.
Low hazard areas may be filled as there will be
negligible impacts.
Intermediate hazard areas may be filled but this
needs to be confirmed through further modelling
Figure 5: Flooding Impacts
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Flora and Fauna
A comprehensive flora and fauna survey and
secondary targeted fauna survey were completed
to determine the ecological values of the
West Byron Site. One threatened flora species
(two planted Coolamon) and two Endangered
Ecological Communities (EECs) were recorded.
Surveys have also confirmed the presence of
eleven threatened fauna species (Olongburra Frog,
Wallum Froglet, Black Bittern, Masked Owl, Osprey,
Common Blossom Bat, Eastern Bentwing-bat,
Greater Broad-nosed Bat, Grey-headed Flying-fox,
Little Bentwing-bat, Koala), the likely presence of
one additional fauna species (Southern Myotis),
and an unconfirmed (and unlikely) record of an
additional fauna species (Golden-tipped Bat).
Based on the survey results it is evident that parts
of the Site contain vegetation and/or habitat of
high conservation value and these areas require
consideration in determining how land at the
Site may be utilised. Areas of specific habitat
importance have been identified for retention
to service threatened species in addition to
vegetation of high conservation value.
Where vegetation/habitat may require removal
as part of future development of the Site, there
are extensive opportunities for compensation via
vegetation restoration and enhancement planting.
A targeted planting program will also provide a
net gain of Koala habitat at the Site and provide
linkages between identified activity areas. Figure
6 shows where opportunities for revegetation may
be located within the site. These opportunities will
be explored as part of the EbD. Not all areas may
be acceptable from a development perspective.
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In summary, areas of high ecological value at
the Site can be accommodated with respect
to potential future landuse by avoiding high
conservation areas, mitigating against impacts by
the adoption of a range of amelioration measures,
and compensating for vegetation/habitat lost by
the retention and restoration of similar habitat at
the Site.

Public Land
There are a number of areas of public land running
through the site
The main drain which runs diagonally north/west
to south east through the site is crown land of
which the Drainage Union dictates maintenance
regime most likely through Council.
It may be possible to reprofile the drain as long as
its hydraulic capacity is maintained and its physical
maintenance is not impeded.
The Belongil Creek frontage on the eastern edge
of the site is road reserve. This edge represents an
opportunity for greater public access.
With such large areas of public land careful
consideration needs to be given to who will
eventually own and maintain this land.

Figure 6: Vegetation
Restoration Opportunities
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Marine Ecology
A number of drains run through the study area.
These drains carry water from the Byron Bay
Industrial Estate and from the west Byron sewage
treatment plant and one of these drains, the Union
Drain, is responsible for draining farmland within
the Belongil-Cumbebin catchment.
Recommendations include minimum buffers
between the Belongil Creek and any proposed
development, habitat restoration including weed
control along drainage lines and improved culverts
over water crossings, water quality monitoring at
the inlet and outlet of the Industrial Estate drain
where it passes through the study area and limited
public access to the Belongil Creek.

Mosquito’s
The mosquito sampling and historical records
identified over 30 mosquito species associated
with the study site and surrounding areas. The
most abundant mosquitoes were those associated
with the Melaleuca forest habitats. These species
have been identified as nuisance-biting pests and
potential vectors of Ross River virus (RRV) and
Barmah Forest virus (BFV).
In comparison to the mosquito fauna of Ballina
and Tweed Shires, Byron Shire shares many
species but the most notable difference is the
relative low abundance of the saltmarsh mosquito
Aedes vigilax. The lower relative abundance of
this species present in local area subsequently
reduces the overall nuisance-biting impacts across
the region but also within the West Byron/Belongil
Fields site. There are, however, other species that
may cause pest impacts.
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The flooded pools in the Melaleuca forest provide
habitat for a range of pest species and the dense
forest provides refuge for adult mosquitoes.
Flooded depressions in the pasture provided
habitats for a suite of Culex spp. although the
current pest risks associated with these species is
considered low.
A single isolate of both Ross River virus and
Stratford virus were detected from mosquitoes
collected onsite. However, the risk of mosquitoborne disease is not considered higher in the
West Byron/Belongil Fields site compared to
other areas of the Byron Shire or Far North Coast
region.
The results indicate that the risk of onsite
nuisance-biting impacts are not significantly
greater than other residential areas of the Byron
Shire or Far North Coast region of NSW.
As with all urban developments located close
to natural wetlands, it should be expected that
mosquitoes will be active during the warmer
months and the appropriate precautions should be
taken to minimize pest impacts.
While there are no strategies available that will
completely remove all mosquito impacts, there
are a number of strategies available that can be
incorporated into the design and construction
of the development that will assist in minimising
mosquito impacts.
While some mosquito activity should be expected
in outdoor areas, the entry of mosquitoes into
buildings can often have significantly greater

nuisance impacts. Insect screens of an appropriate
mesh size should be fitted to windows and doors
where possible and maintained regularly. It should
also be ensured that there are no entry points via
air conditioning ducts, ventilation structures or
other connections between indoor and outdoor
areas. Most importantly, consideration should
be given to minimizing the potential of onsite
mosquito habitats associated with buildings,
particularly rainwater tanks.

Social Impact
It would appear appropriate, on the basis of the
projected population profile and the location of the
proposed residential precinct of the development,
that the West Byron Land Release be treated
as an extension to Sunrise Beach. Infrastructure
needs should consequently be determined on
this basis. Safe pedestrian connections should be
made into this area, across Ewingsdale Road.
There is very little spare capacity for child care.
Additional demands will arise if the releases’
proposed housing mix increases affordability for
young families.
The Study Area should provide appropriate zoning
controls to permit a commercial provider to take up
land in the Study Area if market demand warrants
construction of a new child care centre in the
future.
The Study Area is considered likely to generate
relatively few young people, and those needs
would be expected to be met within the wider
community. The Sports Complex, in particular, will
be in close proximity to the site with its cycle and
skate facilities.

It is important to facilitate access, as poor transport
is a significant local issue for the LGA’s young
people. The Study Area should incorporate bus
routes and cycle infrastructure.
The residential precinct of the development
will provide increased demand for community
development facilities and services. This will
include community meeting spaces, which will be
met in part through appropriately designed public
domain. However there is a need for a social focus
or hub for the new community. This could comprise
part of a higher density mixed use development,
which integrates commercial, recreation and
hospitality uses.
Whilst the Study Area should support and
integrate with the Sunrise Beach community, its
physical separation, the physical and psychological
boundary created by Ewingsdale Road, and the
proposed size of the population, all indicate the
need for some complementary and neighbourhood
level facilities on site. This could entail a café, takeaway food outlets, community meeting spaces
etc. It could be situated with a civic square with
outdoor performance space.
It is not anticipated that the proposed development
will make any significant demands on ageing and
disability facilities and services in the medium term.
A component of the development could however
provide Seniors Living housing.

West Byron Urban Release Area
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Traffic
Ewingsdale Road
Modelling of Ewingsdale Road showed the
following works will be needed by 2028:
• Hospital access will need to be either a
seagull or roundabout (via a direct access to
Ewingsdale Road or via McGettigan Lane)
• 4-laning between the proposed sportfields
and Sunrise Boulevard
• The Bayshore Drive / Ewingsdale Road
intersection will need to be a roundabout
• The proposed Belongil (west byron)
Residential access will need to be via a
roundabout at either Bayshore Drive or
Sunrise Boulevarde
At this stage there is a need for two entry points to
the site. These options will be explored in the EbD.
Both are anticipated to be all turns intersections.

There are a number of implications of this traffic
modelling on the site in particular on access to
the site. Bayshore Drive is likely on the west part
of the site but to the east the access to SAE is
likely to be the safest most appropriate option for
access to the site.

Visual and Landscape Quality
The scenic quality of the site is defined by its
greenness and its openness and from a distance
the site forms part of a green patina of coastal
plain defined by natural tones contrasted with
areas of settlement at Byron Bay Arts and Industry
Centre, Belongil and the Byron Bay Township.
However the naturalness of the site is constrained
by grazing and the low quality of built form further
compromises the overall landscape character.
Areas that are the most sensitive to changes
within the viewshed are those adjacent to or in the
foreground of the visual catchment. The highest
impacts will predominantly be on localised or
foreground views along Ewingsdale Road.
Visual impact can be addressed by locating streets
along view lines to minimise the partitioning of
views and maintaining an open character. By
providing wide connectivity or strip public space
suitable for pedestrians and bikes there is an
opportunity to provide connectivity and visual
amenity.
To mitigate the impact of acoustic barriers they
should not form a homogeneous and continuous
screen to the entire length of the Ewingsdale
Road frontage. Consideration should be given
to barriers being installed at various setbacks,
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constructed of various materials and having a
variety of appearance. Equally enough space
should be given for dense vegetative screening
and pedestrian access.

A range of Water Sensitive Urban Design (WSUD)
strategies and devices have been assessed, using
the widely-accepted MUSIC Model, the bestdeveloped modelling approach for this purpose.

of infiltration systems following treatment
allows for post-development runoff patterns
to approximate those in the pre-development
situation.

Where no acoustic barriers are proposed
Ewingsdale Road and setbacks and or building
mass is used to provide acoustic buffering to
residential premises, a high quality of design
should be applied to landscape areas and the built
form to address the visual sensitivity in this highly
visually impacted viewshed.

A number of treatment train scenarios were
modelled to assess the impacts on water quantity
and quality and to determine a reasonable
sequence of treatment train elements for the West
Byron site at this stage of planning. Treatment
trains (all included rainwater tanks) modelled
included: bioretention alone; wetlands alone;
swales and wetlands; swales, wetlands and a
stormwater reuse pond (the pond would irrigate
the notional 1ha public open space); and swales,
wetlands pond and infiltration.

Vegetated swales should be a preferred water
conveyance system where practical and cost
savings may be gained in reduced pipe installation.
Wetlands offer the best way of integrating
surrounding biodiversity with site biodiversity, and
“Bioretention” systems are suitable for areas that
are constrained by existing drainage features that
may be retained on the site.

The relationship of the built form to the street
especially Ewingsdale Road needs to be
considered when addressing visual impact.
Whether to ‘hide’ the built form to ‘express its
design materiality’ as an integral part of the
viewshed will be determined by the development
type. The built form form can occupy the landscape
in a way which is sympathetic to the landform,
reinforces the endemic vegetation and creates a
positive visual experience.

Water Management
Few natural waterways exist on the site, and the
hydrology and hydrogeology are fundamentally
governed by the sandy soils and unconfined
shallow aquifer, and the relatively large Industrial
Estate Drain that bisects the site and carries
unmanaged urban runoff. The status of the
catchment and nearby estuary is described. The
proposed development is unlikely to increase the
requirement for artificial estuary opening. Buffer
zones and integration of treatment systems with
biodiversity where appropriate, are recommended.

Modelling indicated that the installation of rain
tanks to supply indoor and garden demand, and
the installation of swales, wetlands and infiltration
systems resulted in the most effective treatment
train combination of elements. No offsite water
supply is needed to meet the majority of household
demand for non-potable water. A relatively small
pond storage would effectively supply treated
stormwater for open space irrigation. The inclusion
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Development Options
Context and Constraints
Day one of the workshop explored the relationship
of the site in its broader context and considered
the constraints and opportunities the site
presented.
Figure 7 below shows how the site will integrate
into the broader urban framework of West Byron
and explores potential centre locations and access
points.
With an existing IGA supermarket servicing the
Sunrise Beach community and the Arts Industry
centre north of the site an opportunity for a local
centre internal to the subject site is created.
Ewingsdale Road represents a significant barrier to
movement and in particular pedestrian movement
to the IGA supermarket and sports fields. It will

be important to the success of any option that
pedestrian connection across Ewingsdale Road be
incorporated to allow the emerging community to
access these services and facilities.
Significant areas of wetland land and waterways
provide strong edges to the new community.
These areas have the potential to achieve a
number of benefits for the site in terms of
recreation with the ability to connect the site to
a broad range of recreational and open space
experiences both locally and regionally.
The vegetation provides a high quality setting for
residential uses to make best use of the amenity
of the site and create some responsive built form
outcomes that exploits this amenity.

Figure 7: Local Site Context
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The impact of industry uses to the north and
west of the site creates an opportunity to bring
employment uses into the site and extend the
arts industry precinct into the site. This has the
potential to create a new community not just based
on residential uses but one that offers the ability to
live and work within the site.
The site has dramatic views to a number of
surrounding features both natural and man made.
To the east there are views the Lighthouse on
Cape Byron while to the west the site enjoys views
to Mount Warning. To the south an escarpment
terminates the long views from the site. With the
extent of views and vistas available from the site
an opportunity exists to align some streets with
the vistas to achieve a greater sense of place and
identity particularly with the physical nature and
topography of the region.
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network and it is removes some potential threats
from bushfire.
Drainage lines and corridors that traverse the site
provide ideal WSUD opportunities to treat and
retard stormwater flows. Some of the treatment
areas may also be used for ecological purposes to
create or maintain habitat for certain species such
as the Wallum Froglet.

Figure 7: Site Opportunities

The site contains a range of vegetation
communities as well a number of drainage paths
and corridors. The vegetation communities around
the site form part of broader mosaic of vegetation
in the locality and is part of a broader picture of
habitat and wildlife corridors for the region.
Vegetation within the site tends to be small
isolated remnant patches that with encroaching
urban development will degrade over time
through its close association with residential
areas. The approach taken as shown in Figure
8 is to consolidate habitat around the edges of
the site and look for opportunities to compensate
for habitat lost within the site. This provides for a
better response for wildlife and habitat protection
as it avoids isolated small pockets in favour of
larger consolidated areas that are part of a broader

Figure 8: Environmental
Constraints & Responses
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The following options
were explored at the
workshop. It should
be noted that the
plans developed have
not been embellished
and represent the raw
outcomes from what
was produced in the
workshop.

Option 1
The objective of this scheme was to examine the
possibility of having a central vehicle access point
from Ewingsdale Rd opposite Banksia Drive. The
town centre is located closer to the proposed
Baysure Drive intersection, but runs parallel to
Ewingsdale Rd, with the aim of looking into a
Parkland / green corridor extension. This location
of the centre also encourages light industry/
residential and shop top housing to creep towards
the community heart, providing greater residential
density and access to services.
Mixed use/light industry creep towards the
community centre, providing live/work and
attached housing options.

playground with café /restaurants and community
facilities overlooking.
Shop top housing is encouraged along the western
stretch of the main street towards light industry
uses in the far wester precinct.
A consolidated vegetation/wildlife buffer option is
used.
Community title development is preferred in the
south-eastern ‘boot’ due to bushfire restrictions/
buffers and habitat management.
Existing storm water drain is landscaped to create
key pedestrian / green corridor through site.

Rear lane, higher density housing overlooking the
green corridor / swale, with continuation towards
community open space and habitat retention.
Second roundabout location provides for entry
statement overlooking green corridor with views to
escarpment.
Attached / Row houses along Ewingsdale Rd to
deal with noise through built form and design.
Tourism located in close proximity to creek, with
water access via public jetty.
Eco-tourism potential in south-eastern ‘Boot’.
Consolidated vegetation/wildlife buffer option is
used.
Parkland combines storm water treatment and
retention, with community open space and
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Figure 9 (right): Option 1

West Byron Urban Release Area
Enquiry-by-Design Outcomes Report

To Pacific Motorway
EWINGSDALE ROAD

14
To To
w

n Ce

ntre

Option 1
14

Option 2
Option 2 assumes that an entry point from
Ewingsdale Road into the site, coinciding with
Sunrise Boulevarde is not feasible due to grade
change, inundation and infrastructure constraints.
Instead it explores 2 connection points, one at
Bayshore Drive and the other at the School of
Audio Engineering (SAE). It anticipate 2 controlled
intersections, but is robust enough to cope with
2 roundabouts. In the later scenario a pedestrian
activated traffic light near Banksia street will be
required.
This option generally proposes a graduation of
uses from light industry in the west through to low
density residential in the east.
Light industry (purple) in the West is a continuation
of the Bayshore Drive industry estate and aims
to compliment it with a ‘creative industry precinct’
rather than compete with it. Retail per se is not
part of this area and residential uses are ancillary,
acknowledging the constraints of industry and
odour from the neighbouring processing plant.
The entry street has an attractive ‘main street feel
allowing wholesale shopfronts, workshop galleries
and caretaker/artist accommodation above to
activate the street.
A future connection to the west is considered to
allow a safer connection to the council Sports
Complex.
Light blue areas to the east reflect a transition to a
mix of industry/employment and residential areas
along a key connecting ‘business boulevard’.
A village centre to the east capitalises on the
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least constrained land and services an efficient
residential catchment within a 5 minute walk
(400m). The centre is a discrete main street with
some small local convenience retail (150sqm
tenancies max) with a predominant shop-top home
based business (HBB) feel. This village core is
surrounded by community uses (child care, formal
open space, etc) and medium density residential
buildings (2-3 storey units, 180-250sqm terraces
–, etc). It is intended to service a neighbourhood
catchment and not compete with the Bayshore
Drive IGA.

Fingers of vegetation are preserved to draw
amenity into residential areas and allow for water
sensitive urban design (WSUD) outcomes to be
prominently displayed.
A range of treatments to Ewingsdale Road is
explored – noise-hardy uses fronting directly
onto a service lane to allow a business address, a
vegetated acoustic mound and community open
space. These treatments are alternated along the
key frontage to maximise visual variety. The open
space and HBB uses manage acoustic issues
and facilitate views to the Village Centre.

Mid-coloured pink is a mixture of terraces and
small lots (250 – 450sqm) which coincide with a
high-amenity part of the site (views, proximity to
vegetation, village centre etc). A seniors housing
facility could be located in the eastern portion of
this precinct to help manage vegetation retention.
The light coloured pink is larger lot (450sqm+)
precinct where views, vegetation and access to
Belongil Creek deliver the highest residential
amenity on the site.
The possibility of MD sites against the Wetland
areas is explored where amenity is also high.
The central drainage reserve is reinforced and
provides an pedestrian entry point from the north
and a central open space between the east and
west precincts.
A central loop road to pick up views to SW to
Escarpment and streets are aligned to pick up
views to Mt Warning on a NW axis. The 800m long
business boulevard closes the loop and is direct
connection road east/west connects employment,
community and the village centre.

Figure 10 (right): Option 2
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Option 3
This option is similar in many aspects to Option
2 above. Two full turn intersections are provided,
one at the eastern end and one at the western end
of the site.
At the western end of the site Bayshore Drive
continues over Ewingsdale Road into the site and
forms a small Mixed Use centre. Arts industry
and showroom uses compliment the existing
arts industry uses north of the site. This mixed
use area forms a Main Street environment and
creates a centre and destination at the western
edge of the site. This centre is characterised by
showroom, small scale business, industry and live/
work style accommodation where goods made
on the site are displayed on site. Small cafes
contribute to the livability and atmosphere of
the centre. Surrounding the centre to the west
is more industry based uses that cater for local
manufacturing with an emphasis on arts industries.
Residential uses surround the centre to the east.
The central drainage reserve (Union Drain) is
retained as a linear open space feature through
the site. An area of open space marks the head of
the drainage system and creates an opportunity for
polishing stormwater and provides visual access
into the site.

industry areas. A large area of open space adjoins
the centre which can be activated by tennis courts
etc . Attached houses are the dominate form of
higher density housing surrounding this centre.
Other higher density housing clusters around the
linear open space feature.
On the eastern edge of the site there are
opportunities for a variety of residential
development forms that exploit this edge and its
access to the adjoining waterway. Views will be
generally east into the vegetation. Compensatory
revegetation will occur on this edge to compensate
for loss of some koala habitat and other patches of
remnant vegetation.
This edge could also provide for public access to
the waterway and could contain walking tracks
that may double as fire trails,
Given the management issues associated with
some of these issues fire, public access and
vegetation management some form of community
title development may be appropriate.

A small residential based centre is located near
the other major intersection with Ewingsdale Road.
This all turns intersection is integrated with the
entry to the SAE development. This centre will
provide a limited amount of retail servicing mainly
the emerging community and the associated
Figure 11 (right): Option 3
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Figure 12: Ewingsdale Road Interface - Non Residential

Preferred option
The preferred option opts for two major all turns
intersections which directly access two small
centres at the western and eastern ends of the
site.
These small centres mark important nodes of
community or employment focus and will not be
characterised by high levels of retail shopping and
the like.

Figure 13: Ewingsdale Road Interface - Non Residential

Figure 14: Ewingsdale Road Interface - Residential

An employment based mixed use centre MU1
is located towards the western end of the site
on the major intersection with Bayshore Drive.
This centre is intended to ‘showcase’ and service
the adjoining light industry area as opposed to
the retail/shopping based centre located in the
existing Arts and Industry Estate north of the site.
Local goods and services produced on the site
will be the emphasis of this employment node.
A main street feel to the major entry road will
allow showrooms, cafe’s and live/work style
accommodation to line the street creating a unique
industry based activity node.
A range of residential forms cluster around the
centre to the east reinforcing this activity node
providing opportunities to live and work in the
same neighbourhood.
A loop road through the site provides for a bus
route through the proposed development and
will ensure all residents are within 200m of a bus
stop. This loop road connects both centres though
opportunities for more direct road connection
are possible as well. This would provide alternate

Figure 15: WSUD road treatment
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routes through the site avoiding the concentration
of traffic along any one route.
Service Roads running parallel to Ewingsdale
Road allows a range of non residential associated
with MU1 to front and overlook this important
movement corridor.

Where vegetation has been lost internally to the
site, such as koala food trees, compensatory
replanting will occur in selected areas of the site
to reinforce and consolidate existing habitat areas.
Artificial wetlands along the southern fringe of
the site will have the dual purpose of stormwater
detention and habitat for the Wallum Froglet

Elsewhere along Ewingsdale Road landscaped
acoustic barriers are used for more noise sensitive
uses such as residential development.
These residential uses dominate the eastern
half the site and are serviced by a small Mixed
Use Centre (MU2). This centre is predominately
residential in nature containing range of higher
density accommodation types as well as some
retail, cafe restaurant, business and community
uses. This centre provides a focal point for
community interaction in this part of the site.
There are number of patches of existing vegetation
on the site. Some areas such as the drainage
corridor (Union Drain) which bisects the site are
retained as part of a linear open space which when
re-profiled and revegetated provides enormous
amenity for the site and a setting for higher density
residential uses.
This linear open space also provides opportunities
to incorporate a number of small detention areas
which form part of the water quality treatment train.
Some of the smaller patches of vegetation are
retained in a wider road reserves and used
as opportunities for WSUD road treatments
particularly on the eastern edge of the site.
Figure 16: Preferred Options
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Housing Form
There is strong demand for housing in Byron
Bay and development opportunities are limited.
Therefore it is critical to achieve appropriate
densities to ensure reasonable yields on limited
land sites.
Little differentiation has traditionally been provided
in the housing market with single detached
houses being the standard product. This product
however does not cater for all households who
may wish to locate in Byron. Of late there has
been some changes with the development of Live/
Work options which add diversity to the housing
market and could be used as part of the suite of
typologies on the subject site.

• Cantilevered wall and roof elements;
• Controllable shading and wet weather protection;
• Outdoor terraces, and generous balconies and
verandah;
• Windows which are sized, positioned and
protected appropriately for their orientation; and
• Use of stone and other natural elements in
landscape and built form

The following images provide examples of a
variety of housing forms from small lot houses
to apartment buildings that may be possible to
achieve in Byron These examples are provided to
demonstrate a range of density responses that are
both climatically responsive and provide reference
to the existing character elements of the area.
These typologies could form the basis of further
development controls or building guidelines.
In order to establish a genuine response to
character and climate for the locality, buildings
should have an architecture of light and shade,
with articulated and textured facades that
incorporate a low proportion of solid, to a high
proportion of void by using any or all of the
following elements:
• Wide verandahs, awnings, balconies and eaves;
• Recesses, screens, awnings, shutters;
Figure 17: Byron Housing and Live/Work Typologies
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Figure 18: Duplex Housing Typologies

TYPE

DESCRIPTION
/ DENSITY

LOT AREA

Apartments

Row Houses

Small Lot

3-4 storeys

2-3 storeys

2 storeys

2-3 bedroom apartments, 95-120m2

5-9m frontage

Narrow lot dwellings

18 apartments per building

4-5 dwellings per row

Vehicle access from rear lane

Car parking in semi basements

Vehicle and service access from rear lane

This option was considered and discarded
in the workshop as unsuitable to
Byron because of the sensitivity of the
community to issues of building height.

Home office (workshop) or studio over
garage

1500m2 (50m x 30m)

1200m2 (42m x 28m)

12.5-15m x 28m

85m2 site area/dwelling

140-250m2 site area/dwelling

350-450m2 site area/dwelling

100-120 du/ha

30-40 du/ha

20-25 du/ha

Figure 19: Duplex Housing Typologies
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Where to from here?
There has been a considerable amount of work
undertaken so far as part of the zoning and
master planning process to enable options to be
developed for the site. Further investigationsbased
on the options developed will need to be
undertaken for the future detailed planning
of this site, in particular from an infrastructure
perspective. Any further development of the site
is highly dependent on the area being serviced by
a reticulated sewerage system and confirmation of
access arrangements.
This Workshop was just the first step in that
process in order to give some direction and
context to future planning of this site and
represents the raw outputs of the workshop
process. Further planning will be dependent on
further studies and options for infrastructure and
careful development of housing and other built
form typologies.

Information
There are a number of studies and investigations
that need to be undertaken to improve the
information base for these areas which will
improve the State Governments ability to make
sound, well informed planning decisions.
This information should be used to improve on
the work undertaken and will either support
the recommendations or identify where other
options need to be investigated. Ultimately
this information will help to improve constraints
mapping for the locality and inform the decision
making process.
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Consultation
The Byron Bay community should be consulted
early in the process to determine what future
they see for their community. It is recommended
that this document be used as part of an ongoing
dialogue with both Council and the community.

Other Actions
There are also a number of other actions and
strategies that need to be undertaken. These
include, but are not limited to, park and open
space improvements and access, bikeways and
cycle networks, streetscape and centre typologies
and land use etc. Some of these are actions
that are outside of planning scheme controls
but are nonetheless central to creating healthy
communities that are attractive and vital places for
residents and visitors.

