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e arange of well designed housing, within easy access to services and facilities, preferably in
walking distance. Offering a choice in both form and affordability, such housing will
maximise adaptability to meet changing demographic needs and alternative future uses.
This will result in better places to live and attractive, adaptable and self-reliant settlements
that foster a strong sense of community; and

e a built form which reflects the existing positive design and character, streetscape and
landscape setting of the settlement and is based on Neighbourhood Planning Principles,
including:

- A range of land uses to provide an appropriate mix of houses, jobs, open space,
recreation space and green space;

- Easy access (including public transport where viable) to major town centres with a full
range of shops, recreational facilities and services along with smaller village centres
and neighbourhood shops. Village centres are to be multi-functional, mixed use
(including residential) areas catering for diverse community needs;

- Encouraging higher density living around the town centres and areas of major
employment;

- Reducing the demand for transport through the availability of jobs both locally and
regionally;

- Streets planned so that residents can walk to shops for their daily needs;

- Open space that is publicly accessible and facilitates recreation, nature conservation,
social interaction, amenity and visual enhancement;

- A wide range of housing choices to provide for different needs and different income
levels; and

- Conservation lands in and around development sites, to help protect biodiversity and
provide open space for recreation.

These principles suggest social objectives for the SSS to achieve.

Settlement Planning Guidelines for the Mid and Far North Coast Region

The DoP’s Settlement Planning Guidelines (SPG) are designed to assist the Councils in the
preparation of their respective Local Growth Management Strategy (LGMS)8, which in turn inform
the preparation of new LEPs. The Guidelines contain details relating to environmental criteria and
their applications, as well as planning and urban design principles for different types of
development. Specifically, the Guidelines outline settlement planning principles which advocate
effective, integrated and sustainable development of land for residential, commercial, industrial and
tourism purposes. The relationship of the site to the LGMS and the SPG are detailed in the
planning reports accompanying the application. The principles that are relevant to the SSS Study
Area relate to:

e Land suitability:

- Suitability and capability of the land to support the proposed uses.

- Incorporation of buffers to minimise future land use conflicts with adjoining land.
e Settlement form and hierarchy:

- Strengthen the hierarchy of settlements identified in the regional strategies, and
maximise infrastructure and service efficiencies;

8 The Far North Coast Regional Strategy requires local councils to develop a Local Growth Management Strategy
(LGMS), which demonstrates how the respective council plans to achieve the outcomes and actions (including dwelling
targets) outlined in the FNCRS.
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- Provide for a mix of houses, jobs and open space;

- Provide for a range of residential dwelling types, and choice in location, form and
affordability;

- Enable mixed uses and home-based employment in residential or village zonings where
appropriate

e Urban design and heritage:

- Reflect high quality design that is compatible with the local and regional attributes which
form the region’s character.

- Design of future development should ensure an adequate supply of publicly accessible
and appropriately located open space and recreation areas which offer both
recreational uses and visual amenity.

- Contribute to an open space network across the LGA to encourage and maintain
pedestrian movement and reflect a site’s natural features.

- Encourage walkability and facilitate easy access to public places, local shops, services
and transport, as well as lead residents to the service centre.

¢ Infrastructure provision:

- Adequate, cost effective provision of physical and social infrastructure to match the
anticipated population for each settlement.

- Strengthen the efficient use of infrastructure, services and transport networks, whilst not
overburdening existing services elsewhere.

- Minimise the need to travel through appropriate design and location of future
development (i.e. well connected and accessible urban areas which increase the
opportunity for public transport, cycling and walking for residents and visitors).

e Employment lands:

- Location of commercial land gives consideration to convenient servicing, accessibility to
a consistency in scale with the settlement it serves or is planned to serve.

Affordable Rental Housing State Environmental Planning Policy (SEPP) 2009

The State Government’s Affordable Rental Housing State Environmental Housing Planning Policy
2009 (“Affordable Housing SEPP”) aims to increase both the amount and diversity of affordable
housing within NSW. One of the key ways it aims to achieve this outcome is by encouraging the
establishment of partnerships between the private and community housing sector through the
provision of ‘density bonuses’ for the construction of rental accommodation that includes a
proportion of affordable housing. The SEPP is also designed to support innovative affordable
housing styles.

The SEPP provides floor space bonuses to encourage development of affordable housing on land
with an urban zoning (Zone R1, R2, R3 or R4). The statutory mechanisms of SEPP do not apply to
the SSS process, but will apply to development proposals after the land is rezoned.
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2.1.2 Regional Policies and Strategies

Far North Coast Region Residential Submarket Analysis

On behalf of the DoP, MacroPlan Australia undertook a detailed analysis of Far North Coast
region’s residential housing market, based on historical, economic and demographic factors. The
report found that the factors driving the demand for appropriate housing are -

e an ageing population; and
¢ the limited availability of residential land

which are contributing to the increasing house prices and relatively high median rents, which in
turn impacts the distribution of social advantage throughout the Region.

Notably, it found that the residential dwelling targets in some LGAs within the Region may need to
be revised upwards to ensure adequate housing supply during the next 25 years. A more detailed
discussion of the report’s findings, particularly those relating to the Byron LGA, are discussed in
Section 3.5.

2.1.3 Local Government Policies and Plans

This report has been informed by a review of relevant Byron Shire Council policies and strategies,
including:

e Byron Local Environmental Plan (LEP) 1998;

e draft shire-wide LEP and supporting Local Environmental Study (LES) (2008);
e Byron Residential Settlement Strategy (1993);

¢ Byron Bay and Suffolk Park Settlement Strategy (2002);

e Social Plan 2004-2009;

e Section 94 Contributions Plan 2010;

e Tourism Management Plan 2008-2018; and

e Byron Shire Affordable Housing Options Paper.

The content of these documents are reviewed in detail in other documents prepared to support the
SSS Study. These and other documents are discussed where relevant throughout the remainder of
this report.

J:\2010\10028\Reports\Feb 2011\West Byron - Social Final.doc Final Page 8



BB C

CONSULTING PLANNERS

3. EXISTING SOCIAL ENVIRONMENT

3.1 Introduction

This section outlines the relevant demographic characteristics of Byron Bay to provide a better
understanding of the factors likely to be driving the demand for different types of housing in this
area. The ABS Byron Bay Urban Centre/Locality (UCL) has been used as it includes the urban
area of the town.

Where relevant, comparative information has also been included for the Byron Local Government
Area (“the Byron LGA”) and the wider Statistical Sub-Division known as the Richmond-Tweed
Statistical Division Balance?® (“the Richmond-Tweed Balance”). Each of these geographical areas
is shown in Figure 1. Sunrise Beach Estate (located opposite the site, north of Ewingsdale Road)
has been utilised in the consideration of the character of the likely future residents of the Study
Area (Section 5.2.2).

Data has been compiled primarily from the Australian Bureau of Statistics (ABS) Census of
Population 2006. 2001 Census data has been used to show changes over time. Where appropriate
data has been drawn from other sources, such as the Department of Planning (DoP) and the
Department of Housing (DoH).

3.2 Residential Population Growth and Change

There will be substantial population growth and changes to the age structure in the Byron LGA
over the next 25 years. This will be challenging for local government, particularly in matching
growth with concomitant increases in appropriate types of housing and social infrastructure.

3.2.1 Historical Growth

Recent population estimates produced by the ABS indicate that population of the Byron LGA was
32,126 in 20009.

Both the Byron LGA and the Richmond-Tweed SD Balance have been subject to significant growth
in the decade leading up to 2006 (Table 3-1). Council identifies in its most recent S94
Development Contributions Plan (page 11) that the Byron LGA’s population has increased rapidly
since the mid 1970s, increasing by 177% between 1976 and 2006, significantly higher than NSW
as a whole, which increased by 39.6% during the same period (i.e. 5.9% p.a. compared to 1.3%
p.a.).10

Significant population growth (7.1% or 1.38% per annum) occurred in the LGA between 1996 and
2001. Byron LGA accounted for approximately 84% of the total increase in population experienced
in the Richmond-Tweed SD Balancell over this time.

However the LGA’s growth slowed to 1.8% (or 0.35% per annum) between 2001 and 2006, whilst it
increased in the Richmond-Tweed SD Balance, to 4.5% (or 0.88% per annum). The LGA’s growth
slowed further between 2004 and 2009 to approximately 1.0% per annum, making it the State’s
58" fastest growing LGA (out of 153) during this period. (Table 3-2)

9 The Richmond-Tweed Statistical Division Balance comprises the Ballina, Byron and Kyogle Local Government Areas
(LGASs) and the Lismore — Part B, Richmond Valley — Casino, Richmond Valley — Balance, and Tweed — Part B
Statistical Local Areas (SLAS).

10 Byron Shire Council (2010), Draft Positive Ageing Policy.
11 Enumerated count, Excludes Lismore and coastal areas of the Tweed.
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Table 3-1: Population Growth, Byron Bay LGA and Richmond-Tweed SD Balance, 1996-2006

vear Total. Additional %Change %Change
Population Population (5-yr) (per Annum)

Byron LGA

1996 27,007 - - -

2001 28,916 1,909 7.1% 1.38%

2006 29,423 507 1.8% 0.35%

Byron UCL

2001 5,919 - - -

2006 5,591 -328 -5.5% -1.1%

Richmond-Tweed

SD Bal.

1996 123,093 - - -

2001 125,372 2,279 1.9% 0.37%

2006 131,006 5,634 4.5% 0.88%

Source: Time Series Profiles, ABS Census 2006.

Note: This table is based on place of enumeration (where people were located on census night) as distinct from more
detailed census data in the following tables which is based on place of usual residence (the place where a person lived
or intended to live for a total of 6 months or more in the census year). It excludes overseas visitors, but includes
domestic overnight visitors.

(-) Data is not readily available.

Table 3-2: Estimated Resident Population, Byron LGA, 2004-2009

Estimated Resident Average Annual
Year .
Population Growth

2004 30,527 0.8%
2005 30,614 0.3%
2006 30,700 0.3%
2007 31,007 1.0%
2008 31,642 2.0%
2009 32,126 1.5%
2004-2009 - 1.0%

Source: ABS, Regional Population Growth, Catalogue 3218.0, March 2010.
3.2.2 Projected Growth

Overall Population Change

The most recent historical growth and population projections (2010 release) from the DoP for the
period 1996-2036 show that the population of the Byron LGA will continue to increase significantly
over the next 25 years (Figure 6).

Byron LGA is expected to experience a 37% increase in population (or 11,400 people), from
30,700 in 2006 to 42,100 in 2031. This is a higher rate of population growth over the next 25 years
than either the Richmond-Tweed SD Balance or NSW as a whole (Table 3-3). Rates of growth in
the LGA are expected be between 1.3-1.4% per annum between 2011 and 2021.
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Figure 6: Historical and Projected Population growth, Byron LGA, 1996-2036
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Source: NSW Department of Planning, Population Projections, 2010 Release.

Table 3-3: Projected Population Growth, Byron LGA, Richmond-Tweed SD Balance and
NSW, 2006-2036

Richmond-

Byron LGA Byron LGA Tweed SD NSW

Period Balance
Total Additional
Population Population (ORETEE ATMEY GTemin

2006 30,700 1,010 0.7% 0.8% 0.7%
2011 32,900 2,200 1.4% 0.9% 1.1%
2016 35,100 2,230 1.3% 0.9% 1.0%
2021 37,400 2,290 1.3% 0.8% 1.0%
2026 39,800 2,330 1.2% 0.8% 0.9%
2031 42,100 2,320 1.1% 0.7% 0.9%
2036 44,300 2,260 1.0% 0.7% 0.8%

Source: Department of Planning, Population Projections, April 2010 release.

There is a discrepancy in the population of the LGA at 2006 between the ABS Census data
(28,766 persons) and that of the April 2010 DoP population projections (30,700). The DoP
projections are based on the Estimated Resident Population (ERP) at June 2009, which is not
strictly comparable to place of usual residence (the basis of the Census figures). For instance,
ERP includes usual residents of Australia who are temporarily overseas; and an under-
enumeration factor can thus be applied to the Census data for those not counted. Regardless of
whether ERP or Census data is used, a significant population increase of more than 11,000 is still
projected between 2006 and 2031.

In addition the population projections presented in Council’'s most recent Section 94 Contributions
Plan (2010) differ somewhat from those presented by the DoP. Whilst the actual size of the
population differs by only 222 people for 2031 projections (39,800 for the DoP and 39,578 for the
Council’'s figures), there is a notable difference regarding the periods in which this growth is
projected to occur. Council anticipates a notably higher rate of growth in the 15 years between
2006 and 2021, particularly during the five years leading up to 2011 (1.39% per annum), compared
to the DoP figures (0.67% per annum for 2006-11). Council’s higher figures are correctly based on
the assumption that historical data may not reflect future growth, due to the moratorium on
development which was in place between 1997 and 2006. Both Council and the DoP project the
rate of population growth will rise between 2006 and 2016, before gradually declining.
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Council projects that the population of the Byron LGA will increase by 5,089 persons in the ten-
year period between 2010 and 202022, or approximately 509 persons per year. The majority (52%)
of this growth is expected to occur within the Planning Precinct of Byron Bay/Suffolk (Figure 5),
which will receive an additional 2,647 persons (or 265 persons per year). During this period, the
remaining population growth is expected to be distributed between the remaining Planning
Precincts of Mullumbimby (855 persons or 16.8% of projected population increase), Brunswick
Heads (652 persons or 12.8%), Bangalow (471 persons or 9.3%), Ocean Shores (110 persons or
2.2%), Rural North (182 persons or 3.6%) and Rural South (164 persons or 1.3%).13

The FNCRS sets a target of 2,600 additional dwellings for the Byron LGA by 2031, based on an
analysis of land supply and development capacity.

Demographic Changes

The Byron LGA, along with the wider Richmond-Tweed SD Balance, is expected to experience a
significant change in its age structure between 2006 and 2036, characterised by a significant
ageing of the population (Figure 7). The DoP projects that the median age in the Byron LGA will
increase from 40 years in 2006 to 45 years by 2036, notably higher than the NSW average (40
years by 2036), but lower than the wider Richmond-Tweed SD Balance (47 years).

Figure 7: Projected Population, by Age and Sex, Byron LGA, 2006 and 2036
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Source: Department of Planning, Population Projections, April 2010 release.

It is projected (Table 3-4) that in the 20 years from 2006 to 2026 within the Byron LGA -

Males Females

e The proportion of children aged under 15 years will decrease slightly, from 19.2% to 18.4%,
despite an actual increase of 1,440 children or 25%, to 7,320;

e The proportion of the population most likely to be in the workforce, those aged 25-54 years,
will decline from 45.3% to 37.0%. Further, the dependency ratio, that is the number of

12 Byron Shire Council (20010), Section 94 Contributions Plan 2010).

13 The distribution of the projected population growth amongst the Planning Precincts within the LGA have a discrepancy
of 7 persons when compared to the total projected population growth of 5,089 persons, as outlined in the S9
Contributions Plan 2010.
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people aged 0-14 years and 65 years and over per 100 people aged 15-64 years, will
increase from 56 to 63; and

e The number of people aged 65 years and over will more than double, from 3,570 to 8,080,
an increase of 4,510 people or 126%. As a proportion this is an increase from 11.6% to

20.3%.
Table 3-4: Projected Age Distribution in the Byron LGA, 2006 and 2026
2006 2026
Age Group No. % No. %
0 - 14 years 5,880 19.2% 7,320 18.4%
15 — 24 years 3,620 11.8% 4,070 10.2%
25 — 44 years 8,090 26.4% 9,010 22.7%
45 — 54 years 5,800 18.9% 5,690 14.3%
55 — 64 years 3,730 12.2% 5,580 14.0%
65 years and over 3,570 11.6% 8,080 20.3%
Total 30,690 100.0% 39,750 100.0%

Source: Department of Planning, Population Projections, April 2010 release.
N.B The DoP figures contain small discrepancies between the total population figures and the total reached from adding
individual age categories.

3.2.3 Surrounding Growth and Development

Although the population of the Byron LGA has grown significantly since 1996, there has been
limited supply of land available for new residential development, particularly in the Byron Bay area.
No significant land release areas have been rezoned within the LGA since the gazettal of the
Byron LEP 1988. Further, residential development within parts of the Byron LGA was constrained
by a Council resolution in August 1997 to impose a moratorium on issuing development consents
for developments that would increase sewerage beyond the existing sewerage load factor ascribed
to the land.

Council resolved to lift the moratorium in June 2006 for development in Byron Bay and Suffolk
Park. Any additional developments approved following this resolution would not be reflected in the
most recent Census, undertaken in August 2006.

Planned and recent growth in the locality of the Study Area includes -

e An expansion of the Sunrise Beach Residential Area and the Arts & Industry Estate - 82
dwellings (some with attached workspaces) as well as retail, commercial and industrial
lands (approved in 2008);

e Some partly constructed infill development along Bayshore Drive, between the railway line
and Sunrise Blvde (known as Bayshore Village). It will contain 17 dwellings (each also with
a 1 bedroom granny flat), 32 one bedroom live/ work units and a 177m? community room;

e A 2006 approval to develop a 117 unit tourist facility at the beach end of Bayshore Drive
(known locally as the Club Med site or the Becton site in reference to previous owners). It is
understood that there are plans to alter this approval and seek approval for residential
uses; and

e Small areas of land at Suffolk Park (south of Byron Bay) were approved for subdivision
more than 10 years ago, however have been slow to arrive on the market.

J:\2010110028\Reports\Feb 2011\West Byron - Social Final.doc Final Page 13



BB C

CONSULTING PLANNERS
3.3 Profile of the Existing Residential Population of Byron Bay

It is important to understand the demographic characteristics of the residents of the Byron Bay
UCL (see Figure 3) at the time of the most recent Census in 2006. Information relating specifically
to housing (e.g. dwelling and tenure types) is discussed in Section 3.5. A summary of the
demographic characteristics of the Byron Bay UCL, as well as comparisons with the Byron LGA
and Richmond-Tweed SD Balance, is contained in Appendix 1.

In 2006, a total of 4,984 people were usually resident in the Byron Bay UCL, which were
characterised by:

e A generally younger population compared to the Byron LGA, with a median age of 39
years (versus 41 years). The Byron Bay UCL, in comparison to the Byron LGA also had
(Figure 8):

- Allower proportion of children aged under 15 years (13.9% versus 19.4%);

- Almost three quarters (74.5%) of the population being of working-age (i.e. 15-64 years),
compared to 68.5%; and

- A slightly lower proportion of seniors aged 65 years and over (11.7% and 12.1%
respectively).

Figure 8: Age Structure, 2006
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A relatively low proportion of family households (53.5%), compared to the Byron LGA
(66.3%) and the Richmond-Tweed SD Balance (70.0%). Conversely, the Byron Bay UCL
has a relatively high proportion of both lone person households (33.4%, compared to 26.6%
in the Byron LGA) and almost double the number of group households compared to the
Byron LGA (13.2% versus 7.1%).

A total of 1,027 families, of which a lower proportion were couples with children
(34.9%), compared to the Byron Bay LGA (39.1%). Couples without children (36.9%) are
the most common type of family residing in the Byron Bay UCL.

However, the proportion of single parent families is relatively significant (26.9%),
higher than both the Byron LGA (23.7%) and the Richmond-Tweed SD Bal (19.0%).

Slightly higher levels of individual incomes, with the median gross individual income in
2006 being $393 per week, versus $383 in the Byron LGA.

Lower levels of household incomes, with a median gross weekly household income of
$709, compared to the Byron LGA ($738), which be partially attributable to the smaller
households sizes in the Byron Bay UCL.
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e Slightly lower levels of participation in the labour-force (54.3%), compared to both the
Byron LGA (56.0%) and the Richmond-Tweed SD Balance (55.2%), despite having a
higher proportion of residents who are of working age (i.e. 15-64 years).

e Higher rates of unemployment (9.8%) amongst those residents who were patrticipating
labour-force, compared to the Byron LGA (8.8%) and the Richmond-Tweed SD Balance
(8.3%).

e Higher levels of education, with a higher proportion of residents having completed Year
12 of schooling than the Byron LGA (46.0% and 43.1% respectively) and a slightly lower
proportion of residents who do not hold a recognised post-school qualification (40.3%
versus 41.8%). As noted above, despite generally higher qualification levels, Byron Bay
UCL residents have lower proportion of residents in the workforce and higher rates of
unemployment.

e A notably more mobile population, with only four in ten (40.1%) residents having lived at
the same address five years prior to the 2006 Census, significantly lower than both the
Byron LGA (48.9%) and the Richmond-Tweed SD Balance (53.7%). Further, almost half
(45.0%) of the Byron Bay UCL population lived outside the Byron LGA in the five years
prior to the 2006 Census.

As discussed in Section 5.2.1, people moving into the Byron LGA tend to be from more affluent
areas of NSW (particularly Sydney) with higher earning capacity, and particularly comprised of
couples aged 30-39 years with children. Conversely, those moving out of the area, do so generally
to more affordable areas with greater employment opportunities within the Far North Coast Region,
and tend to be low and moderate income earners comprised of young people, single parent
families and older lone person households.

3.4 Housing Characteristics

3.4.1 Dwelling Characteristics

In 2006, there were a total of 2,862 private dwellings (occupied and unoccupied) located in the
Byron Bay UCL, 21.1% of the Byron LGA’s stock. The number of occupied private dwellings
(including ‘visitor only’ and ‘other non-classifiable’ households’) has remained virtually unchanged
within the Byron Bay UCL between the 2001 and 2006 Census, largely due to the moratorium on
new housing development discussed in Section 3.2.

However, there has been significant renovation and expansion of what stock is present. Between
2001 and 2006, there has been a proportionate decrease in one and two-bedroom dwellings within
the Byron LGA (11.5% and 5.7% respectively), but a 10.5% increase in dwellings with four or more
bedrooms. This is a proxy indicator of an unaffordable housing market, with residents who cannot
afford to move locally to upgrade their housing doing so by expanding their current housing leading
to an ongoing loss of more affordable smaller dwellings.

Throughout the entire Byron LGA an additional 1,655 dwellings were constructed between 1996
and 2006. The majority (85.1%) of these were constructed between 1996 and 2001 however.
Almost three quarters (72.3%) of the newly constructed dwellings in 1996-2006 were separate
houses, significantly higher than the NSW average of 52% during the same period.

Occupied and Unoccupied Dwellings

One fifth (21.3% or 610) of these dwellings were unoccupied at the time of the 2006 Census,
significantly higher than the Byron LGA (12.0%) and the Richmond-Tweed SD Balance (9.4%).
Byron Bay contains 37.5% of all unoccupied dwellings within the Byron LGA. Separate houses
(45.5%) and apartment-style dwellings (39.2%) were the most common types of unoccupied
dwellings within the Byron Bay UCL.

J:\2010110028\Reports\Feb 2011\West Byron - Social Final.doc Final Page 15



BB C

CONSULTING PLANNERS

Further, of the 2,252 occupied private dwellings in Byron Bay 372 were ‘visitor only’ and ‘other not
classifiable’ households. These are likely to include a notable proportion of holiday-makers and
other people who normally reside outside the area that have purchased holiday/weekender
properties in Byron Bay. The ABS generally excludes these households from other Census
information, which is also the case for analysis within this report, unless stated otherwise.

Of the 1,880 dwellings which were occupied by full-time residents of Byron Bayl4 -

e A significantly lower proportion are separate dwellings (61.5%) than both the Byron LGA
and the Richmond-Tweed SD Balance (81.3% and 81.5% respectively).

e Conversely, a significantly higher proportion are semi-detached/townhouse dwellings
(20.8%, compared to the Byron LGA’s 7.3%);

e A slightly higher proportion are apartment style dwellings (9.3% versus 7.0%); and

e Caravans and cabins comprise 2.6% of dwellings, marginally lower than the Byron LGA
(3.0%).

Dwelling and Households Size

The Byron Bay UCL is characterised by smaller average households sizes, with 2.2 persons per
occupied private dwelling, compared to 2.4 in the Byron LGA and 2.5 in the Richmond-Tweed SD
Balance. This is reflective of the higher proportion of lone-parent and group households, as well
couples without children living in the Byron Bay UCL.

The number of bedrooms available by type of dwelling located within the Byron UCL is shown in
Figure 9. It shows that for occupied private dwellings located in the Byron UCL.:

e Two thirds (65.2%) of all dwellings contain three or more bedrooms, lower than the Byron
LGA (71.6%);

e Only 6.2% of all dwellings have one bedroom, slightly lower than the 7.1% for the LGA;

e Half (50.5%) of one-bedroom dwellings are apartment-style accommaodation, significantly
higher than the Byron LGA (29.7%);

e Approximately four out of five (82.1%) separate dwellings contain three or more bedrooms,
slightly higher than the Byron LGA (79.9%); and

e Approximately half (52.9%) of semi-detached/townhouse dwellings contain three or more
bedrooms, slightly lower than the Byron LGA (57.4%).

Table 3-5 compares the household structure of the LGA with the form of housing they live in. As
expected, detached dwellings are the most common type of housing for each household, although
the proportion of lone person and group households within them is notably lower than that of
families. However, there is a notable level of underutilisation of the existing housing stock in the
LGA and Byron Bay. Consistent with the lower occupancy rates, Table 3-6 shows that:

e one third (33.4%) of households in the Byron Bay UCL contain only one person, higher than
both the Byron LGA and the Richmond-Tweed SD Balance (26.6% and 26.0%
respectively);

e More than two thirds (67.7%) of Byron Bay UCL households have two or less people
usually resident, higher than the Byron LGA (62.5%) and the Richmond-Tweed SD Balance
(62.6%); and

e 15.7% of households contain four or more people, lower than the Byron LGA (21.0%) and
the Richmond-tweed SD Balance (22.3%)

14 j.e. excluding ‘visitor only’ and ‘other not classifiable’ households
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Table 3-5: Dwelling Structure by Household Composition, Byron LGA

Separate de?:(;?lit;d AT, L7l Other All
Household Type par ’ or . ,

dwelling townhouse dwellings | Dwellings

apartment
or terrace

Couple family with children 93.3% 3.7% 1.7% 1.2% 100.0%
Couple family with no children 87.2% 5.7% 4.2% 2.8% 100.0%
Other family 84.4% 8.9% 6.7% 0.0% 100.0%
One parent family 81.7% 9.2% 7.3% 1.9% 100.0%
Group household 76.5% 15.5% 6.7% 2.2% 100.0%
Lone person household 65.0% 9.1% 14.6% 11.2% 100.0%

Source: ABS Census of Population and Housing 2006, Expanded Community Profile.

Table 3-6: Number of Persons Usually Present in Occupied Private Dwellings, Byron Bay

UCL, Byron LGA and the Richmond-Tweed SD Balance, 2006

No. Persons Byron Bay UCL Richmond-Tweed
Usually Present / ’ Syl Hem SD Balance
One person 33.4% 26.6% 26.0%
Two persons 34.3% 35.9% 36.6%
Three persons 16.7% 16.5% 15.0%
Four persons 11.5% 13.6% 13.4%
Five persons 3.2% 5.5% 6.2%
6 or more persons 1.0% 1.9% 2.7%
Total persons 100.0% 100.0% 100.0%
Source: ABS Census of Population and Housing 2006, Time Series Profile and CData.
Figure 9: Dwelling Structure by Number of Bedrooms, 2006
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Figure 9: Dwelling Structure by Number of Bedrooms, 2006 (cont..)
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Tenure

The mix of tenures within the Byron Bay UCL differs somewhat to that of the Byron LGA and the
wider Richmond-Tweed SD Balance (Table 3-7), having -

e A notably lower rate of home ownership;
e Alower rate of homes in the process of being purchased;
¢ A higher rate of households in rental accommodation; and
e A higher proportion of households living in public housing.
Table 3-7: Tenure, Byron Bay UCL, Byron LGA and Richmond-Tweed SD Balance, 2006

Occupied Private Dwellings
(%)
Tenure Type Richmond-
Byron UCL Byron LGA Tweed SD
Balance
Fully owned 30.9% 36.0% 40.0%
Being purchased 20.9% 28.0% 28.7%
Rented (Total): 37.8% 31.3% 26.9%
Real estate Agent 17.6% 14.7% 12.1%
State Housing Authority 4.9% 1.8% 2.5%
Other Tenure Type 0.9% 0.7% 1.1%
Not stated 9.6% 4.0% 3.3%
Total 100.0% 100.0% 100.0%

Source: ABS Census of Population and Housing, 2006.
Relevant Social Trends affecting Housing Demand
The following trends are relevant to the consideration of future housing supply -

e Over time, households of couple families with dependent children are becoming less
common, while lone person households are becoming more common.

e The number of households consisting of couple families without children is projected to
grow much more rapidly than those with children.

e People are living longer, with a rise in the number of elderly, older than 85 years.
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e Changes in the age profile of the population will be felt most strongly from 2011 as the first
‘baby boomers’ reach retirement age.

e The supply of key workers will tighten as the population ages and the proportion of retirees'
increases.

e There has been a steady decline in household size.

e Young adults are remaining in their parents’ home for longer. This is not by choice - in NSW
only 22% of persons aged 18-34 years identified ‘Convenience/enjoy living at home’ as
their main reason for not leaving parental home'®. However, the probability of moving out
and living in a couple relationship increased between 2001-06 for those aged 25-34 years.

e More people are remaining single or getting divorced.
3.4.2 Market Information

Sales Stock

The purchase price of dwellings in the Byron LGA has been consistently higher than nearby LGAs
within the Richmond-Tweed region, as shown in Figure 10.

Figure 10: Median Sale Price — All Dwellings, Byron LGA, 2001-2006
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Source: NSW Department of Housing, Information on Byron Housing Market, 2010.

The median sale price of dwellings within the Byron LGA increased significantly between 2001 and
2009, from $219,000 to $517,500, an increase of 136%. The increase in the price of residential
sales within the Byron LGA can be attributed to16:

e National economic growth, which has impacted real estate values;

e Demand for housing from people outside the region seeking a sea/tree change as a result
of the relative attractiveness of the area for lifestyle choices;

e Limited supply of new residential land due to:
- Limitations on the subdivision of rural land arising from land use regulation
- Council's moratorium on development due to sewerage infrastructure.

Median prices of dwellings overall remain consistently higher than surrounding LGAs, as well as
21% higher than the Sydney SD average and 40% higher than NSW average (Table 3-8). Whilst it

15 ABS. 2008. Family Characteristics and Transitions. ABS Catalogue N0.4442.0.

16 Boyle, M. Community Economic Development Officer, Byron Shire Council (2008), Losing Family: one perspective on
Census data.
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is important to note that the higher proportion of apartments and townhouses within the Sydney SD
would impact these comparative median sales prices, it is indicative of the desirability of the LGA
as a place of residence, as well as lack of relatively affordable dwellings for sale in the Byron LGA.

Data on home loan repayments from the 2006 Census also indicate that the Byron UCL is
comparatively more expensive than other areas within the region. In 2006, the median monthly
mortgage repayment in the Byron Bay UCL was $1,300, higher than both the Byron LGA ($1,200)
and the Richmond-Tweed SD Balance ($1,083).

Interestingly, despite the higher median values in the LGA, the average mortgage is lower than the
NSW average ($1,517). This could indicate that either many residents bought before the '‘boom' or
are sea changers selling higher priced properties elsewhere (such as inner-Sydney) to enable a
greater equity contribution. Given the migration data in Section 3.3, it is probably the latter. Real
estate agents describe Byron Bay as a predominantly ‘lifestyle living market’ based on a relatively
large proportion of buyers with higher levels of purchasing power.1?

More than one third (34.8%) of those with a mortgage in the Byron Bay UCL paid more $1,600 or
more per month in 2006, higher than the Byron LGA (29.2%) and significantly higher than the
Richmond-Tweed SD Balance (23.9%).

Table 3-8: Median Sale Prices — All Dwellings, Selected Area, June 2009

Area Median Sale Price ($,000s)
Ballina LGA 420

Byron LGA 517.5

Kyogle LGA 240

Lismore LGA 290

Richmond Valley LGA 257.75

Tweed LGA 395.25

Sydney SD 428

Rest of NSW (excludes Sydney SD) 295

New South Wales 375

Source: Centre for Affordable Housing, Housing Toolkit, accessed May 2010.

Rental Stock

In 2006, there were just 710 occupied rental dwellings in the Byron Bay UCL, only 21.2% of rental
stock within the Byron LGA. It is understood that there has been an ongoing decline in the Shire's
rental stock.

This has resulted in a very tight rental market. The vacancy rate for the postcode 2481, which
largely comprises the settlements of Byron Bay and Suffolk Park had a vacancy rate of just 2.2% in
April 2010 (Figure 11). As a rule-of-thumb, anything below 3-4% indicates a lack of supply. This
issues is reflected throughout the North Coast of NSW, where there is a critical lack of rental stock.
In April 2010, the vacancy rate of the North Coast Region was just 1.1%.

17 MacroPlan Australia (2008), Far North Coast Region Residential Submarket Analysis.
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Figure 11: Rental Vacancy Rates, Byron Bay
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Source: SQM Research, 2010.

Rents have been significantly increasing (Figure 12), and remain consistently higher than nearby
LGA's. Data of the situation within the localities of the LGA is available from the 2006 Census.
Whilst dated, the median weekly rent in the Byron UCL at this time was $280, 12% higher than the
Byron LGA ($250 per week), 51% higher than the Richmond-Tweed SD Balance ($185 per week)
and one third more expensive than the NSW average ($210 per week).

In 2006, of the rental households in the Byron Bay UCL -

e two-thirds of Byron Bay UCL rental households paid more than $225 per week
(approximate to the State’s median rent), a significantly higher rate than the Byron LGA
(41.3%);

e one quarter (25.1%) paid between $275 and $349 per week, higher than the Byron LGA
(21.9%), which in turn was significantly higher than both the Richmond-tweed SD Balance
(12.2%) and NSW as a whole (13.3%);

e a further quarter (25.1%) paid $350 or more per week, significantly higher than the Byron
LGA (16.0%), the Richmond-Tweed SD Balance (6.9%) and the NSW average (15.4%).

In 2006 the LGA was ranked 27" out of 153 LGAs in NSW for having the lowest proportion of
rental households who pay $224 or less per week.18 With the addition of the Kiama LGA (45.4%),
it is one of only two LGA's in the top 30 NSW LGAs located outside the Sydney SD.

As at June 200919 (Table 3-9) the median weekly rent in the Byron LGA ($307.50) remain higher
than each of the LGAs which comprise the Richmond-Tweed SD. Whilst median rents in the LGA
are approximately one fifth (21.2%) cheaper than the Sydney SD, it is still almost 50% higher than
the rest of NSW excluding the Sydney SD.

18 judith Stubbs and Associates (2008), Byron Shire Affordable Housing Strategy- background Report.
19 centre for Affordable Housing, Housing Kit. Access May 2010.
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Figure 12: Median Weekly Rent, All Dwellings, Selected LGAs, 2002-2006
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Source: NSW Department of Housing, Information on Byron Housing Market, 2010

Table 3-9: Median Weekly Rents, Selected Areas, June 2009

Area Medlgrl]JrY\éezeg(I))é)Rent Comparison to Byron LGA
Ballina $270 13.9% lower

Byron $307.5 N/A

Kyogle $180 70.8% lower
Lismore $200 53.8% lower
Richmond Valley $185 66.2% lower

Tweed $280 9.8% lower

Sydney SD $390 21.2% higher

Rest of NSW (excludes Sydney SD) $210 46.4% lower

New South Wales $325 5.4% higher

Source: Centre for Affordable Housing, Housing Kit, accessed May 2010.

3.4.3 Projected Growth and Supply

There are very few greenfield sites available with which to address the pressing problem of
housing affordability in the LGA. The Study Area, which has been zoned 1(d) Investigation Zone
since 1988, is the only major potential land release area within the Byron LGA. It constitutes most
of the land release area identified in the far North Coast Regional Strategy for the LGA20.

The FNCRS sets a target of 2,600 additional dwellings for the Byron LGA by 2031, accounting for
approximately 5% of the total 51,000 new dwellings required for the FNCR. Council anticipates that
the number of dwellings within the Byron LGA will increase from a projected 13,136 in 2010 to
15,523 by 2020, an increase of 2,387 dwellings or 18.2% (1.8% p.a.). The projected growth is
based on a number of assumptions which are outlined in Council’s most recent S94 Contributions

Plan.

20 The remaining 6% comprises the Cape Byron Van Village, located to the north east of the Study Area.

J:\2010\10028\Reports\Feb 2011\West Byron - Social Final.doc

Final

Page 22




BB C

CONSULTING PLANNERS

The number of residential dwellings approved between and 2005/06 and 2007/08 is identified in
Table 3-10.The “Far North Coast housing and land monitor 2010: figures FOR 2007-2008"
identified that, in Byron LGA, for ‘The three years of data collected to date show an additional 701
dwellings have been approved. This is well in advance of the trend line required to meet the 2031

projected dwelling target'.

Table 3-10: Residential Approvals, Byron LGA, 2005/06 to 2007/08

Dwellings Dwellings Dwellings Approved
Approved Dwellings, Approved 2005-06 | Approved 2006-07 | 2007-08
Commencements and Lots | Single Multi- Single Multi- Single Multi-unit
Approved by Locality unit (No. unit (No. (No. of

of Units) of Units) Units)

Byron Bay/Suffolk Park 41 6 33 38 37 62
Ocean Shores/South
golden Beach/new 39 26 29 34 27 37
Brighton
Brunswick Heads 4 0 1 0 2 0
Mullumbimby 4 4 7 2 3 0
Bangalow 32 2 23 0 13 2
F\’_ural remainder  and 60 8 39 3 36 4
villages
Total LGA 180 46 132 77 118 105

Source: NSW Department of Planning (2010) Far North Coast housing and land monitor 2010: figures FOR 2007-2008.

Lots
Approve | Lots Dwellings
Approved Dwellings, d 2007- | Released | Commenced 2007-
Commencements and Lots | 08 2007-08 08
Approved by Locality Single Multi-
unit (No.
of Units)
Byron Bay/Suffolk Park 73 0 27 26
Ocean Shores/South
golden Beach/new 8 13 32 38
Brighton
Brunswick Heads 0 0 2 0
Mullumbimby 0 0 5 0
Bangalow 14 0 8 0
R_ural remainder  and 6 0 19 °
villages
Total LGA 101 13 93 66

Source: NSW Department of Planning (2010) Far North Coast housing and land monitor 2010: figures FOR 2007-2008.
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3.4.4 Affordability

The Housing NSW Centre for Affordable Housing's "Local Government Housing Kit"?! utilises a
number of terms, concepts and affordability benchmarks which were agreed within a Framework
for National Action on Affordable Housing adopted by the Local Government and Planning
Ministers' Council (established by the Council of Australian Governments (COAG)) in 2005. Their
agreement and application ensures a uniform national approach to considering and addressing
housing need. The following definitions are utilised in our assessment -

Affordable Housing - Housing is affordable when households that are renting or purchasing are
able to pay their housing costs and still have sufficient income to meet other basic needs such
as food, clothing, transport, medical care and education. Affordable housing is:

e appropriate for the needs of a range of low and moderate-income households; and

e priced so that households are able to meet other essential basic living costs.

Appropriate Housing - Appropriate housing is:
e is appropriate for that household in terms of size, quality, accessibility and location;
e s integrated within a reasonably diverse local community;
e does not incur unreasonable costs relating to maintenance, utilities and transport;
e provides security of tenure and cost for a reasonable period.

The following median income bands?22 are used in this analysis -
e Very low Income Household < 50% of median income
e Low Income Household 50% - 80% of median income
e Moderate Income Household 80% - 120% of median income

Housing Affordability in Byron LGA

Analysis of 2006 Census data undertaken by Judith Stubbs and Associates concluded that
“housing affordability is a far more serious issue in Byron Shire than in NSW, and particularly
compared with surrounding LGA's"23. This is also confirmed by analysis undertaken by NSW
Housing, which identifies that in the Byron LGA, “purchase affordability has declined to a point that
is now extremely difficult, if not impossible, for lower income households to purchase housing in
Byron (LGA)"24,

The proportion of affordable dwellings for very low income households declined from 4.0% in 2001
to 0.3% in 2007, which made Byron LGA comparable to areas of Sydney such as the Mosman,
Waverley, Willoughby and Manly LGAs, where 0% of housing was affordable to very low income
households. This is confirmed by Housing NSW data2®, contained in Table 3-11, which identifies
that in December 2009 -

e No stock was affordable to Very Low Income Households, similar to most of the other LGAs
within the Richmond-Tweed SD and the Sydney SD, but slightly lower than the NSW
average (2%);

21http:/iwww.housing.nsw.gov.au/Centre+For+Affordable+Housing/Affordable+Housing+Resources/Affordable+Housing
+National+Leading+Practice+Guide+and+Tool+Kit/

22 Housing NSW Centre for Affordable Housing identifies that median household incomes are more easily understood
than household quintiles. Roughly, 80-120 per cent of median income equates to 40-60 per cent of household
incomes.

23 Judith Stubbs and Associates (2008), Byron Shire Affordable Housing Strategy — Background Paper, p. 113.

24 Housing NSW (2008), “Information on Byron Housing Market”, p. 5. Available at: www.housing.nsw.gov.au

25 Housing NSW, Centre for Affordable Housing, Local Government Housing Kit, available at:
http://www.housing.nsw.gov.au/Centre+For+Affordable+Housing/NSW+Local+Government+Housing+Kit/Local+Gover
nment+Housing+Kit+Database/Overview.htm
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e Just 2% was affordable for Low Income Households, similar to the Ballina LGA (1%) and
the Tweed LGA, but relatively low compared to the other LGAs in the region, the Sydney
SD (5%) and NSW (11%);

o Just 6% was affordable for Moderate Income households (i.e. those earning up to 120% of
the LGA's median income), significantly lower than all other LGAs within the Richmond-
Tweed SD, the Sydney SD (33%) and NSW as a whole (43%).

Table 3-11: Dwelling Purchase Stock Affordability by Household Income, Dec. 2009

% of Dwelling Purchase Stock Affordable to Households

Area (December 2009)
Very Low Income Low Income Moderate Income

Households Households Households
Ballina LGA 0% 1% 20%
Byron LGA 0% 2% 6%
Kyogle LGA 15% 48% 87%
Lismore LGA 1% 12% 67%
Richmond Valley LGA 1% 23% 77%
Tweed LGA 0% 2% 23%
Sydney SD 0% 5% 33%
New South Wales 2% 11% 43%

Source: Housing NSW, Local Government Housing Toolkit.

The Byron LGA is unaffordable for all key workers, with a house price to earnings ratio of 7.7 times
(Table 3-12). Further, the Byron LGA was ranked as the ninth least affordable regional LGA in
Australia and the most unaffordable regional LGA in NSW for key workers26 in March 2009, based
on house price to earnings ratio.2? It is also difficult for key workers to live in the adjoining coastal
LGA's.

Table 3-12: Key Workers, House Price to Earnings Ratio, March 2009

House Price to Earnings Ratio
Type of Key Worker (March 2009)
Byron LGA Ballina LGA Tweed LGA

Ambulance Officers 9.1 7.7 7.1
Fire-Fighters 11.1 9.4 8.6
Nurses 11.3 9.5 8.8
Police Officers 7.7 6.5 6.0
Teachers 10.1 8.5 7.8
All Key Workers 7.7 6.5 6.0

Source: Bankwest Financial Indicator Series (2009), 2" Annual Key Worker Housing Affordability Report.

Given the consistently low level of affordability, many of the Byron LGA’s households are in
housing stress. Housing stress is defined as households incurring housing costs above 30% of
their households income.28Analysis of the 2006 Census for Byron LGA households purchasing
their own home?2? found that housing stress affects:

e Four out of five (80%) of Very Low Income Households, higher than any other LGA in the
Richmond-Tweed SD (56%-77%), as well as NSW as a whole (77%);

e More than half (55%) of Low Income Households, the highest of any LGA in the Richmond-
Tweed SD (27%-51%) and slightly higher than the NSW average (52%); and

26 sych as school teachers, nurses, police and child carers.

27 |n 2009 average salary's for key workers in NSW were $56,632 for teachers, $49,758 for nurses, $73,237 for police
officers, $50,471 for fire-fighters, and $61,714 for ambulance officers.

28 NSW Housing, Local Government Housing Kit.
29 NSW Housing, Local Government Housing Kit.
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e More than one third (37%) of Moderate Income households, comparable to both Ballina
LGA (also 37%), the Tweed LGA and NSW (both 36%);

Rental Affordability in the Byron LGA

The affordability of rental housing in the Byron LGA was identified as a critical issue in Council’s
Social Plan 2004-2009. The Plan identified that in 2001, the Byron LGA had one of the greatest
shortages of affordable rental housing amongst non-Metropolitan regions in NSW. More recent
data from the 2006 Census and from Housing NSW in 2009, presented in Section 3.5.2, which
record dramatic increases in rents since 2001 and a shrinking supply of stock, identify that this
situation has significantly worsened.

Housing NSW identifies that the Byron LGA “has a serious affordability problem for renters”30. As
at December 2009 -

e just 15% of rental housing in the Byron LGA was considered by the NSW Department of
Housing to be affordable for low income households (down from 18%) in December 2007).
This compares to rates of 21%-79% in other LGAs in the Richmond-Tweed SD Balance
(33% in NSW).

e only 56% of rental housing was affordable for moderate income households (down from
65% in December 2007), compared to 58%-93% for other Richmond-Tweed SD LGA's
(69% for NSW).

e 52% of households receiving Commonwealth Rent Assistance3! in the LGA are in housing
stress. Single person households comprise 61% of these, followed by single parent
families.

The higher rental costs also contribute to the Byron LGA having a higher proportion of low income
households experiencing rental housing stress (82%, compared to 50%-73% in the Richmond-
Tweed SD Balance and 57% in NSW). More than half (55%) of moderate income households in
the Byron LGA area experiencing rental stress, higher than all other LGAs in the Richmond-SD
Balance (27%-51%) and slightly higher than NSW (52%). Overall, Housing NSW advises that 75%
of all low and moderate income households in the Byron LGA are experiencing rental housing
stress, higher than any LGA in NSW located outside the Greater Metropolitan Region.32

Analysis undertaken by Judith Stubbs and Associates33, group households are the most common
type of low income household in the LGA to be experiencing rental housing stress, followed by
family households. Within moderate income households, lone person households have the highest
proportion in rental stress followed family households.

Worsening this situation is the relatively low proportion of public housing in the LGA, which
comprises just 1.8% of all occupied private dwellings (compared to 2.5% in the SD and 4.7% in
NSW) (Table 3-7). Further, unlike some other areas with low levels of public housing, the Byron
LGA is also characterised by a relatively limited stock of community housing.34

30 Housing NSW (2008), Information on Byron Housing Market, p. 2.

31 commonwealth Rent Assistance provides rental assistance to low income households and individuals in the private
rental market who qualify for a social security income support payment.

32 Housing NSW (2008), Information on Byron Housing Market. The Greater Metropolitan Region encompasses the
Sydney SD, the Newcastle Statistical Sub-Division and the Wollongong Statistical Sub-Division.

33 Judith Stubbs and Associates (2008), Byron Shire Affordable Housing Strategy.
34 Judith Stubbs and Associates (2008), Byron Shire Affordable Housing Strategy: Background Report.
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Indicative Price Benchmarks

Indicative affordable price benchmarks for housing prices and rents have been determined for the
Byron LGA, based on the nationally-accepted definitions outlined above. These have been
adjusted to reflect the differing housing costs associated with differing household sizes.
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Byron LGA

2
Person
House-
hold

3 Person 4 Person

House-
hold

House-
hold

Richmond-Tweed SD Balance

1
Person
House-
hold

2 Person

House-
hold

3 Person

House-
hold

4 Person

House-
hold

Low Income
Household
(80% of
median
income)
Indicative
purchase price

$20,646

$74,326

$23,596

$84,944

$26,545

$95,562

$29,494

$106,180

$20,966

$75,479

$23,962

$86,262

$26,957

$97,044

$29,952

$107,827

Moderate
Income
Household
(120% of
median
income)
Indicative
purchase price

$30,969

$111,489

$35,393

$127,416

$39,817

$143,343

$44,242

$159,270

$31,450

$113,219

$35,942

$129,393

$40,435

$145,567

$44,928

$161,741

Rental

Very Low
Income
Household
(50% of
median
income)
Indicative
rental
week)

(per

$12,904

$74

$14,747

$85

$16,591

$96

$18,434

$106

$13,104

$76

$14,976

$86

$16,848

$97

$18,720

$108

Low Income
Household
(80% of
median
income)
Indicative
rental
week)

(per

$20,646

$119

$23,596

$136

$26,545

$153

$29,494

$170

$20,966

$121

$23,962

$138

$26,957

$156

$29,952

$173

Source: ABS Census of Population and Housing, 2006, adjusted for CPI (via Reserve Bank of Australia,

Inflation

Calculator). Indicative Affordable House Prices and Rents (Benchmarks) sourced from Affordable Housing National

Leading Practice Guide and Tool Kit; Policy Research Working Group, August 2007.

Note that price points will be somewhat higher as they have not been adjusted to incorporate interest rates changes (i.e.
to account for changes in household purchasing power). Interest rates at August 2007 was 8.3%, and they are currently

7.16%.
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3.5 Employment Characteristics

Employment and industry data has been analysed in a report prepared by Hill PDA.

3.6 Tourism Characteristics

The SSS Study Requirements stipulate consideration be made of the impact of the proposal on
tourism in the locality associated with the loss of affordable tourist accommodation currently
provided by the Belongil Fields Caravan Park. This assessment is presented in Appendix 2, a
summary of which is presented below.

Tourism is recognised as an important contributor to the Byron LGA’s economic development, with
expenditure estimated to be $411 million during 200735, employing approximately 2,500 full-time
equivalent jobs36. In 2007, an estimated 1.25 million tourists visited the Byron LGA, with domestic
day trippers accounting for almost half (47.8% or 599,000 visitors), followed by domestic overnight
visitors (40%, or 484,000).37 The number of tourists visiting the Byron Shire between 2010 and
2020 is expected to grow only marginally.

In 2007 Council's Tourism Management Plan 2008-2018 undertook a detailed audit of local
accommodation and other infrastructure supporting tourism. It identified that there are
approximately 1,121 individual accommodation establishments which provide a total of 14,061 bed
spaces (the majority of which are located in the township of Byron Bay), with an estimated
occupancy rate of approximately 56%.38 The predominant type of tourist accommodation available
in the Byron LGA is holiday apartments / holiday houses (55%), although these only accounted for
21% of bed spaces.

There are 13 camping grounds/caravan parks in the Byron LGA, providing a total of 5,255 or 37%
of total bed spaces. The audit also found that international visitors, which numbered 169 million in
2007 (13.5% of visitors) mainly stayed in ‘backpacker’ hostels.39

The most recent data available from the ABS (March 2010 release) indicated that occupancy rates
within caravan parks/camping grounds in the Byron LGA have declined over the last five years,
from 53.1% in December 2005 to 49.5% in December 2009.40 Given that these are a summer peak
figure, it is likely that average occupancy rates are much lower. Further, the Tourism Management
Plan suggests that the “the proportion of domestic visitors who stayed in a caravan park or
commercial camping ground has decreased from a mean average of 20% during the period 1999-
2005, to an average of 13% in 2006 and 2007".

Despite the apparent decline in occupancy rates of caravan parks/camping grounds within the
Byron LGA, Council recognises the importance of retaining low-cost tourist accommodation, as
indicated in Action S3.2.5 of its Tourism Management Plan. In Councils adopted Affordable
Housing Option Strategy, 2009 (AHOP), Strategy 14 explicitly 'Seek to Increase Low Cost and
Affordable Rental Housing through Market Provision'. Implementing this strategy, Council resolved
(09-832) to seek expressions of interest for the establishment of Caravan Parks/Manufactured
Home Estates on private land for medium and Long Term affordable housing in Byron Shire. In
May 2010 Council received 15 expressions of interest from land owners for new caravan park or
MHE sites at the following locations - Bangalow (1), Billinudgel (2), Brunswick Heads (5), Byron

35 Ipid.
36 Byron Shire Council (52010), Section 94 Contributions Plan.

37 Tourism Australia (2008), Tourism Profile for Local Government Areas in regional Australia — Byron Bay. Available at:

http://www.ret.gov.au/tourism/Documents/tra/local%20government%20area%20profiles/Byron%20L GA.pdf. Tourist
counts include international, domestic overnight and domestic day visitors.

38 ABS Survey of Tourist Accommaodation, as cited in the Byron Shire Section 94 Contributions Plan 2010.
39 Byron Shire Council (52010), Section 94 Contributions Plan.
40 ABS, Tourist Accommodation, Small Area Data, December 2005 and December 2009, Catalogue No. 8635.1.55.001.
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Bay (3), and Mullumbimby (4). Following assessment, 8 sites were considered to have potential
(requiring further investigation). In addition, the development potential of 7 sites located on public
lands was assessed. These are located at Bangalow (1), Byron Bay and Suffolk Park (3) and
Mullumbimby (3). Of these, 5 were considered to have potential requiring further investigation, 2 of
which are in Byron Bay (at the former South Byron Sewage Treatment Plant and the Suffolk Park
Caravan Park). On 26™ August Council resolved to incorporate potential sites into the LGMS,
which is anticipated to take 2 to 3 years to finalise.

There will be a loss of relatively low cost accommodation as a consequence of the closure of the
park. However:

e Occupancy rates at Belongil Fields are low, and the potential loss will not in actuality affect
a large number of tourists or permanent residents. It is estimated that Belongil Fields
provides just 2% of the LGAs caravan park accommodation. The closure of the park will
result in the loss of 49 “long term” van sites (under the 1975 license), of which 8 are
occupied.

e Other existing caravan parks have spare capacity to offset the decline in supply of tourist
accommodation. It is our understanding that the nearest caravan park (Cape Byron Van
Village) has spare capacity for tourists for the majority of the year.

e The EOI's identified above demonstrate that there is likely to be ongoing development of
low cost tourism accommodation in the LGA, which will also compensate for any loss at the
Study Area.

e Whilst a detailed assessment of available alternative caravan parks has not been
undertaken, cursory investigations confirm that all are better positioned, more modern, and
serviced to a much higher standard than Belongil Fields. Belongil Fields is an out of centre
site, located away from key tourism attractions such as the beach.

e The use of part of the Study Area as a caravan park is not the highest and best use of the
land. Byron Bay has a high level of housing demand, and a limited number of sites at which
it can be provided.

In order to obtain information on the permanent residents and their attitudes, a survey of long-term
residents was conducted in September 2010. The level of employment is relatively high (in trades
occupations) and residents have a generally long association with the park indicating residential
stability. There are no families with children and all are single person households. Few residents
are on a pension. It appears that some residents have not enter the mainstream rental market
despite the ability to do so as they prefer to live in a caravan park for the flexible lifestyle it offers
(for example, enabling them to travel elsewhere whilst maintaining a permanent residence at low
cost in a lifestyle location).

There will be impacts upon up to 7 of the permanent residents. These are considered in Appendix
2, and appropriate mitigation measures are outlined.
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4. CURRENT PROVISION OF HUMAN SERVICES

4.1 Current Practice in Byron LGA - S94 for Residential Lands

4.1.1 Overview

In determining the appropriate level of provision of social infrastructure for the proposed residential
development, it is useful to review the level of proposed provision and requirements in Council's
S94 Plan 2010. The residential precinct of the development is best seen in social planning terms
as an extension of the existing Sunrise Beach community, and provision in this locality has also
been reviewed.

Whilst not applicable in the case of a State Significant Site study, Byron LGA has one
Contributions Plan for the LGA as a whole which relates to residential development — the Byron
Shire Council Section 94 Development Contributions Plan 2010 (“BCP”). It repeals the earlier 2005
Contributions Plan. Note that the plan also applies to non-residential developments. Residential
developments under the plan provide contributions to:

e Land acquisition for open space;

e Contributions to recreation and community facilities;

e Contributions to pedestrian and cycleway facilities

e Contributions to public domain improvements

e Contributions to emergency and surf life saving services;
e Contributions to traffic management and car parking; and
e Contributions to administration costs.

The BCP is divided into seven Catchment Areas, with the Study Area located in the Byron
Bay/Suffolk Park4! Catchment. Our focus is upon the BCP strategies adopted by Council which are
applicable to that catchment area.

This Plan’s life is from 2010 to 2020. It is based on the following projections over this time -

LGA LGA Byron/ Suffolk
Population Dwellings Catchment
Population
2006 URP 28,766 11,942 8,762
2010 30,365 13,136 9,813
2020 35,454 15,523 11,537
Projected Increase 5,089 2,386 2,647

Contributions under the plan appear to be calculated based on the provision of generic facilities
rather than specific costs associated with specific projects. The purpose of this method of
calculation is to allow the provision of facilities to be open ended i.e. to allow Council to respond
flexibly to the demands of population growth over time. This Plan expressly authorises monetary
Section 94 Contributions paid for different purposes to be pooled and applied (progressively or

41 Byron Shire Council describes Suffolk Park as a small beachside residential area providing small scale tourism
opportunities (S94 Plan, p. 16).
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otherwise) for those purposes or different purposes. The priorities for the expenditure of the levies
are shown in the works schedule.

It is difficult to calculate provision rates used by the S94 Plan for some of the facilities, as the basis
is not clearly shown in every case. The majority of contributions are derived on the basis of a per
capita rate of contribution against an estimated cost (for which no per sqm floor space or land area
is provided). The surmised rates of provision adopted are shown in Table 4-1. The contribution
for subdivision assumes a four-bedroom house per subdivided lot unless the subdivision
approval includes provision for a different development.

Table 4-1: Summary of Provision for Recreation and Community Facilities and Land under
the BCP

Purpose of | Facility Current rate | Rate of Provision
Contribution of provision Required per
lot/person
Community e Library facilities 13.8sgm  per | 58.5sgm per 100
Facilities (Byron Bay, Mullumbimby, | 1000 people lots
Brunswick Heads) (184.7sgm per
1000 people)
e District Youth/ Sports Centre ? 1:1,605 lots
(1:5,089 people)
e Family and children’s services | ? 1:1,605 lots
(Pre-school and Child care (1:5,089 people)
centre improvements)
Land for Open | e District Open Space 73 m2 of open | 159.5sqm per lot
Space e Local Open Space space per | (50.3sgm per
head in the | head)
LGA.
91.8m2 per
head in Byron/
Suffolk.
Recreation e Passive Open Space | ? 10.7sgm per lot
Facilities Embellishment @$350

(3.4sgm per head)

Contributions are converted to a per lot basis where required by application of CP occupancy rates
Source: Byron Shire Council Section 94 Development Contributions Plan 2010.
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4.1.2 Currently Proposed Facilities and Services

The facilities proposed under the contributions plan are summarised by key facility type, cost and
indicative timing of provision in Table 4-3 for the Byron Bay/Suffolk Park Catchment.

In terms of community facilities it is apparent from the BCP that Council has established a pattern
of provision whereby existing services are embellished and expanded rather than new facilities
developed.

Whilst contributions under the plan are divided by precinct, some precinct facilities may be
intended serve a district catchment (such as the Youth / Sports centre facilities program). If this is
the case they would not be permissible under the 2009 and 2010 amendments to the Act.

A number of important changes to the development contributions system have recently occurred.
On 4 June 2010, the week after the BCP was considered by Council's strategic committee, the
State Government announced a revised approach for setting local development contributions
which includes a $20,000 per residential lot or dwelling. After review, this has subsequently been
increased to $30,000 for greenfield sites in 24 Council areas, along with the creation of a ‘Priority
Infrastructure Fund’ ($50 million over two years) to help fund infrastructure in development areas.
The expanded levy does not apply in the Byron Shire Council area.

However new section 94 contributions plans which propose a contribution level above the relevant
cap can be proposed if assessed by the Independent Pricing and Regulatory Tribunal (IPART) as
containing levy’s only for essential infrastructure - the “Essential Works List” summarised in the
following table. Further detail is provided in the “Local Development Contributions Practice Note
For the assessment of Local Contributions Plans by IPART” (November 2010). Note that the
essential works list does not apply to contributions plans currently below the relevant cap or to
those contributions plans that are exempted from the relevant cap.

Table 4-2: BCP Essential Works List

Description Component Essential works
Open Space Land* v
Facilities X
Community services Land v
Facilities X
Emergency services Land X
Facilities X
Transport E.g. Road works, traffic management, | Land v
pedestrian & cycle facilities Eacilities v
Car parks La”fj_ ) X
Facilities X
Stormwater Land v
Facilities v

* Land for open space can include base level embellishment

These changes to the development contributions system appear to affect the draft BCP, and
it is likely that it will require review and assessment by IPART.
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Table 4-3: Summary of Proposed Works for Byron/Suffolk Park Catchment

Facility Cost Indicative
Timinclz

Byron Bay Library resources $5,000,000 Post 2010
Library Facilities Project Management $250,000 Post 2010
Youth / Sports centre facilities program * $662,423 Post 2011
Community Centre Improvement Program $922,200 Post 2012
Pre-School Improvement program $753,074 Post 2014
Child Care Centre Improvement Program $488,200 Post 2010
Broken Head Hall Improvement Program $162,800 Post 2015
Byron Bay/ Suffolk Park Community Facilities Demand

Study $10,000 Post 2012
Byron Bay/ Suffolk Park Community Services Strategy

Project Management $30,000 Post 2010

Open Space and Recreational Facilities

Park capacity improvement program- plans and

Management $207,700 Post 2012
Provision of landscaping, improved pathways, signage

amenities and upgrade parks and playgrounds $4,192,681 Post 2014
Byron Bay/Suffolk Park Open Space Strategy Study $10,000 Post 2012
Open Space Strategy Implementation $8,729 Post 2010
Byron Bay/Suffolk Park Pedestrian Improvements Program $250,000 Post 2011
Byron Bay/Suffolk Park Bike Strategy Improvements $748,526 Post 2010
Program

Inter-town Routes Shared Path and On- Road Cycleway | $1,967,636 Post 2010
Strategy
Byron Bay/ Suffolk Park Public domain improvement
scheme including public art, street tree planting scheme

signage, bins, bollards, lighting and street furniture $1,690,600 Post 2015
Jonson Street public domain improvement scheme $1,291,448 Post 2010
Byron Bay/ Suffolk Park Public Domain Strategy $160,000 Post 2010
Byron Bay/ Suffolk Park Public Domain Implementation $30,000 Post 2010
Bush Fire Fighting Volunteer Personal Safety Equipment $995,000 Post 2010
Bush Fire Fighting Vehicle Replacement Scheme (13.3%) $360,164 Post 2010
State Emergency Service Equipment and Infrastructure $300,000 Post 2010
Emergency Services Strategy Implementation $20,000 Post 2010
Surf Life Saving (various) $673,597 Post 2010
Administration |

Administration $1,000,000 Post 2010

* only 21% of the Byron Bay/ Suffolk Park Youth / Sports centre facilities program is funded by contributions
Source: Byron Shire Council Section 94 Development Contributions Plan 2010.
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5.1 Anticipated Development Yield

The final urban structure plan which has resulted from the site’s detailed urban design process is
identified in Plan UDO3C. Explained in detail in the accompanying land use report, the structure
plan proposes two mixed-use activity zones, servicing a variety of residential forms. A live/work

employment hub and light industrial uses are proposed to the western part of the site.

The following table estimates the potential dwelling yield of the structure plan, based upon the
broad zoning intent of each residential land use type. For planning purposes, a final yield of 850
dwellings has been assumed.

Table 5-1: Proposed Structure Plan - Estimated Dwelling Yield

Residential Housing Form Dwelling | Area | Dwelling
Precinct Density (ha) Yield
(Av.) (Approx.)
Mixed Use (west) Mixed use housing, | 10 per ha 6.4 64
home industry, light
industry
Mixed Use (east) High density units, | 25 per ha 1.8 45
some small lot, some
shop top housing
Residential Wide range — small | Generally 46.2 745
terrace lots, | 17 per ha,
detached, duplex, | with  some
strata units, granny | 12 per ha
flats
Total 54.4 854

5.2 Profile of Future Residents

5.2.1 Drivers of Growth

The FNCRS identifies that the key drivers of population growth in the region include:

e in-migration from the Sydney Greater Metropolitan Region and other areas of NSW;

e population flow from South east Queensland; and

e greater accessibility to South east Queensland due to the upgrading of the Pacific Highway
which may lead to an increase in the number of people moving to the FNC for lifestyle

choice, more affordable housing and business or employment opportunities.

However, it appears that the increase in the population of the Byron LGA between 2001 and 2006
is primarily the result of natural increases, rather than net-migration. The only age group which
experienced an increase in population from net migration (i.e. the number of people moving into
the area exceeding the number who are moving out of the area) was from the 30-39 years age

group.
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Between 1996 and 2006, the Byron LGA saw a decline in the proportion of residents aged under
15 years and those aged between 25-44 years#2, and a notable increase in the proportion aged
45-64 years. This has contributed to an increase in the median age of residents living in the Byron
LGA, rising from 36 in 1996 to 41 in 2006. This is likely to be attributable to -

e the natural ageing of existing residents, who have raised their families and are now moving
into later life stages;

e people approaching retirement age moving to the area;
e young couples and families being unable to afford to live in the LGA; and

e young adults who grew up in the LGA leaving, either due to affordability issues or to seek
better opportunities (work or education) elsewhere.

Analysis of the in-migration trends for the Byron LGA between 2001 and 2006 indicate that:

e People moving into the Byron LGA tend to be from more affluent areas, primarily from
within the Sydney SD;

e Higher income earning households tend to dominate, with the total net in-migration coming
from households earning more than $62,000 per year, with incomes being highest amongst
people moving to the Byron LGA from the Sydney SD; and

e 'Couples with children' tended to be the most common type of family migrating in, with their
most common origin being from the Sydney SD.

In terms of out-migration from the Byron LGA between 2001 and 2006:

e The majority of people leaving the Byron LGA are moving to other areas within the Far
North Coast Region (particularly the Ballina and Lismore LGAs) and Queensland.;

e The most common type of household moving out of the area (in actual numbers) were
couples families with and without children, who predominantly moved to the surrounding
Lismore and Ballina LGAs, as well as Queensland;

e The number of single parent families, other families, group households and lone person
households declined, with these households tending to move to other areas within the Far
North Coast and Queensland; and

e There was a net outward migration amongst low and moderate income households,
primarily moving to other areas within the Far North Coast and Queensland.

5.2.2 Profile of Sunrise Beach Estate

When considering the character of the likely future residents of the Study Area, it is useful to gain
an understanding of the demographic characteristics of the residential population within nearby
residential areas. Sunrise Beach Estate is located opposite the site, north of Ewingsdale Road.
Information about the Sunrise Beach population has been derived from the 2006 Census, using the
smallest geographical level available, the Census Collection District (CD). Results are contained in
Appendix 1 and are summarised below. The ABS CD in which Sunrise Beach is located covers a
relatively large geographical area, however almost all the dwellings counted are located within the
estate.

Sunrise Beach had the following characteristics at the 2006 Census —

o A total of 1,010 persons usually reside in Sunrise Beach. The ABS Census recorded that
there are a total of 477 private dwellings, of which 35 (7.3%) were unoccupied at the time of
the Census.

42 particularly amongst young people aged 25-29 years, with this age group declining by 23% between Census periods.
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e The 397 occupied private dwellings43 have an occupancy rate of 2.5 persons, higher than
both the Byron Bay UCL (2.2 persons) and the Byron Bay LGA (2.4 persons).

e A generally younger population, with a median age in the early 30’s, compared to the Byron
Bay UCL (39 years) and the Byron LGA (41 years).

e Relatively few (13.6%) of the Sunrise Beach residents are aged 55 years and over,
compared to the Byron Bay UCL (23.4%) and the Byron LGA (24.3%). Nearly one-third are
aged in their 30's or 40's.

e The household types broadly reflect those of the Byron UCL, rather than the Byron Bay
LGA. There proportion of families in the estate is lower than public perception, which is one
of the estate housing families establishing themselves in the town. The proportion of group
households is also considerably higher. Sunrise Beach contains 28% of the UCL’s group
households. This could be due to the proximity to the School of Audio Engineering, or it
could be because housing is relatively more affordable in the estate.

- Almost two thirds (54.6%) of households being families, notably lower than the Byron
LGA (66.3%), and similar to the Byron UCL (53.5%);

- 29.7% of households are lone persons, higher than Byron LGA (26.6%), but lower than
the Byron Bay UCL (33.4%); and

- A notably higher proportion of group households (15.6%) compared to the Byron LGA
(7.1%), as well as the Byron Bay UCL (13.3%).

e Sunrise Beach families generally appear to have entered later stages of family life, where
those children still at home are older, in the final years of school or recently matriculated.
Sunrise Beach has a higher proportion of children aged under 15 years compared to the
UCL (17.2% versus 13.9%), however it is lower than the LGA (19.4%). Approximately 28%
of family households are couples with children, lower than the Byron Bay UCL (34.9%), and
notably lower than the Byron LGA (39.1%). Almost 30% of family households are couples
without children, and 24.5% comprise only dependent children 15 years of age and over.

e There is a significantly lower proportion of single parent families (13.4%), compared to the
Byron Bay UCL (26.9%) and the Byron LGA (23.7%).

e Sunrise Beach has a notably higher density of dwellings than the Byron UCL, with only
48.0% being detached houses (compared to 61.5% in the UCL). Whilst only 9 dwellings
(2.4%, versus 9.3% in the UCL) were classified as apartment-style dwellings, 34.9% were
semi-detached/townhouses (compared to 20.8% in the UCL).

e A similar proportion (50.1%) of dwellings which are either owned or being purchased,
compared to the Byron Bay UCL (51.8%), but notably lower than the Byron LGA (64.0%).
45.9% of dwellings are being rented.

e A higher proportion of residents participate in the workforce (58.5%), compared to both the
Byron Bay UCL and the Byron LGA (54.3% and 56.0% respectively). However, a notably
higher proportion (12.0%) of these are unemployed, compared to the Byron Bay UCL
(9.8%) and the Byron LGA (8.8%).

e Broadly, residents are more likely to work in ‘blue collar positions. A predominance of
people worked as labourers (14.5%, compared to 12.4% in the UCL),
Technicians/Tradespeople (16.2%, compared to 13.2%) and Machinery operators (8.8%,
compared to 4.1%). Sunrise Beach had lower proportions of people working as Managers
(10.6%, compared to 14.8% in the Byron Bay UCL), and Professionals (15.7%, compared
to 20.8%).

43 Excludes 24 ‘Not classifiable households’, & 22 Visitor only, which are excluded from all other dwelling calculations
such as occupancy rates, unless stated otherwise.
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e However residents were generally more educated, with only 20.7% not holding a
recognised post-school qualification, compared to 40.3% in the Byron Bay UCL and 41.8%
in the Byron LGA.

e Lower median individual income (approximately $340 per week) compared to the Byron
Bay UCL ($393), and the Byron LGA ($383). Median household incomes suggest that both
partners in couple households are required to work to make the housing affordable.

e Just over a third (39.8%) of the residents at Sunrise Beach have lived at the same address
for at least the five years prior to the 2006 Census. Approximately 16.7% of the Estate’s
residents moved from elsewhere within the Byron LGA, whilst most other residents coming
from elsewhere in NSW (15.7%). Few Queensland residents moved to the Estate 3.3%.
This may suggest that the estate does not have the features sought by sea-changers but
appeals more to those who already have knowledge of or a connection to the area.

5.2.3 Likely Characteristics of the Future Population

As noted in Council's S94 Plan, it is difficult to accurately predict in what ways the characteristics of
the local population will change and evolve. Housing form, services, and affordability will all
influence the profile of residents.

Past trends can be relied upon to an extent, however these trends are being driven by, and in turn
perpetuating, the critical housing affordability issue in the Shire. Providing housing stock forms
which facilitate more of the same will continue these trends leading Byron Shire to an unbalanced
demographic and social structure which will in turn lead to a range of poor social outcomes.

Socio-economic character is uncertain. Demographically, there are two potential end points
depending upon the form of housing provided and its relative affordability - either a demographic
structure which is older, weighted towards empty nesters and sea changers, or one which is more
diverse with a higher proportion of younger families. Residents could either be comprised mainly of
retirees and higher income professionals, or it could be more diverse, providing for people
engaged in the creative industries and key workers. It is our opinion that a likley outcome will be
somewhere between the two scenarios.

The FNCRS guidelines seek a 40% multi dwelling yield, particularly in major centres to respond to
demographic shift and impact on households size. Medium density housing forms are expected to
have broad appeal to a variety of age and household types. The BCP 2010 identifies that Council
planning staff report a strong latent demand for low to medium density housing and expect an
increase in development applications and construction activity following the gazettal of the new
LEP. Medium density dwellings provide a more affordable alternative to those who cannot afford a
detached dwelling. Studies elsewhere have shown that it is the number of bedrooms in a dwelling
rather than the type of dwelling which will determine whether a dwelling is occupied with a family
with children or not. It is considered likely that both parents in any families will be employed (i.e. to
service a mortgage). This holds implications for after school care/ child care.

Characteristics will also be influenced by changing demographic, cultural and lifestyle patterns over
the timeframe of the development. Accordingly, a key element of the planning is the ability to
provide for flexibility in service and facility delivery.

5.3 Population Estimates

Population is dynamic. However for the purposes of planning the provision of social infrastructure,
two population targets are required —
e atarget population for planning on-site social infrastructure needs; and

e an understanding of the contribution the Study Area would make to the district for planning
purposes (Byron Bay/Suffolk Park Catchment under the draft BCP). This is necessary as
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residents may move within the LGA area, for example, empty nesters downsizing to smaller
dwellings.

In order to determine a comparative basis, the occupancy rates for the Byron Bay UCL and
Sunrise Beach Estate have been calculated at 2001 and 2006 for low and high density residential
forms (Table 5-3).

The occupancy rates of the UCL are low and are in decline. The Sunrise Beach occupancy rates
reflect its greater proportion of families. It is also more stable, with families in later life stages,
where those children still at home are older, in the final years of school or recently matriculated. In
this manner Sunrise Beach families are likely to differ from those on the West Byron Study Area
which will initially be weighted towards families with younger children (although there will be a mix
of ages).

As discussed in Section 5.2.3, with the diversity of housing forms provided, and the implications for
housing affordability that holds, it is our opinion that the proposed structure plan is likely to result in
a community which is more diverse than that presently within the LGA, with a higher proportion of
younger families, as well young singles and couples who work in the creative industries
(particularly in the western live/work component) or as key workers. Empty nesters and sea
changers will continue to make up a significant component of the population however.

It is our opinion from the data within Section 5.2.3 that the Sunrise Beach Estate occupancy rates
provide a good basis for estimating the population yield of the West Byron Study Area. Data on the
mix of bedroom types also suggests that this is the case (Table 5-4), with a greater proportion of
smaller dwelling sizes at Sunrise Beach than in the UCL overall. Accordingly, for the purposes of
planning community infrastructure an occupancy rate of 1.66 persons per dwelling for higher
density housing forms, and 2.4 for lower density forms has been adopted. This results in an
average occupancy rate across the Study Area of 2.31 persons per dwelling.

This rate exceeds that employed by Council in its Affordable Housing Strategy which utilises a
projected occupancy rate of 2.0 for new housing which recognises declining households sizes in
the LGA and in order to “account for the likelihood that a proportion of those dwelling created will
be unoccupied (e.g. through moving into weekenders or short-term holiday lettings)”44.

Application of these occupancy rates results in a ultimate population at the West Byron Study Area
of 1,969 persons. This has been rounded to 2,000 for the purposes of this report.

It is also important to note that the resultant population yield is applicable to the planning of
community infrastructure only. By excluding a component of unoccupied housing (such as
weekenders and holiday lets) seasonal occupancy peaks will be higher (for example Christmas).

This is an important consideration when planning community infrastructure, because otherwise
populations would not in reality reach the thresholds required to make planned infrastructure
viable, leading to the inefficient allocation of resources.

In terms of the contribution the Study Area would make to the district for planning purposes, it is
appropriate to apply the occupancy rate utilised by the Far North Coast Regional Strategy (1.184
persons per dwelling). This results in a contribution to the district of 1,011 people.

Table 5-2: Structure Plan — Estimated Population Yield

Residential Dwelling | Occupancy | Population
Precinct Yield Rate Yield
(Approx.) (Approx.)
Mixed Use (west) 64 1.66 106
Mixed Use (east) 45 1.66 75
Residential 745 2.4 1,788
Total 854 2.31 1,969

44 judith Stubbs & Associates (2008) Byron Shire Affordable Housing Strategy: Background Report, page 85.
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Table 5-3: Occupancy Rate by Housing Type, Byron Bay UCL and Sunrise Beach Estate

BYRON BAY Population Occupied Total Occupancy
UCL Usually Enum Dwellings Dwellings Rate

Resident

(in Occ

Dwellings
2001 NB:En in 2001
All 5759 2508 2911 1.98
High density 1657 832 -- --
Low densiti 3367 1369 -- --
All 4924 5065 2254 2862 1.72
High density 1124 1453 735 1060 1.06
Low density 2885 3271 1310 1584 1.82
SUNRISE
BEACH
All 1046 464 496 2.11
High density 382 230 -- --
Low density 545 205 -- -
All 980 441 477 2.05
High density 341 190 206 1.66
Low density 500 188 208 2.40

Source: ABS Census 2006 and 2001

Table 5-4: Dwellings by Bedroom Type, Byron Bay UCL and Sunrise Beach Estate

Number of Bedrooms in Private None 1 2 3 4 or
Dwelling (BEDD) (includes | bedroom | bedrooms | bedrooms | more
bedsitters)
| ucL | |
Flat, unit or apartment 2.4% 25.8% 38.8% 30.6% 2.4%
Separate house 0.6% 2.2% 13.2% 53.0% 31.0%
Semi-detached, row or terrace house,
townhouse etc with one storey 0.0% 2.6% 55.2% 39.7% 2.6%
Semi-detached, row or terrace house,
townhouse etc with two or more
storeys 0.0% 3.0% 21.3% 69.5% 6.1%
House or flat attached to a shop,
office, etc. 23.1% 30.8% 23.1% 0.0% 23.1%
Total (part) 0.8% 5.3% 22.4% 49.8% | 21.7%
SUNRISE BEACH
Flat, unit or apartment 0.0% 73.3% 0.0% 26.7% 0.0%
Separate house 0.0% 0.0% 4.9% 58.2% 36.8%
Semi-detached, row or terrace house, 0.0% 5.5% 58.2% 36.4% 0.0%
townhouse etc with one storey
Semi-detached, row or terrace house, 0.0% 0.0% 25.6% 70.9% 3.5%
townhouse etc with two or more
storeys
House or flat attached to a shop, 23.1% 30.8% 0.0% 23.1% 23.1%
office, etc.
Total (part) 0.9% 5.1% 17.9% 55.3% 20.8%
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6. ASSESSMENT OF ISSUES

6.1 Community Values and Aspirations

The Byron Shire community remains a diverse and colourful mix of people, with each of the
towns and rural villages having their own distinctiveness, with a mix of cultural values,
embracing a range of traditional and alternative lifestyles and philosophies.4>

Council consultation processes#¢é have identified a high level of community consensus on key
issues. They are:

e Conservation of the natural environment;

e Sustainable creative industries;

e Social cohesiveness through community cultural development;

e Improvement of the vitality and viability of town centres;

e Innovative enhancement of the Shire’s unique healing/spiritual sources;
e Cohesive, sustainable and resilient communities*’;

e A shared desire to develop and promote a high standard of public open space and facilities
for the Byron Bay community48; and

e The importance of potential cultural values, including opportunities for public access,
preferences for future community infrastructure and future recreational facilities.

Recently, Council's Community Strategic Plan consultation specifically identified (in order)4° crime
prevention, housing affordability, lack of positive family environments, lack of support for seniors
and voluntary organisations, positive engagement of young people and the impact of the aging
population as their key concerns and priorities.

The issues identified>® as being of the highest concern to community service providers in the
region are -

e housing;

e transport;

e complex needs (mental health, alcohol and other drugs, and domestic violence);
e youth; and

e ageing and community based management.

Council's most recent Section 94 Contributions Plan 2010 outlines a set of planning principles for
the LGA, which are designed to meet the needs of both the existing and future population. They
are reflective of Council policies, as well as the aspirations and expectations of Council and the
community. The principles most relevant to this Study are to:

45 Byron Shire Council (2004), Byron Shire Council Social Plan 2004-2009, p. 33.
46 For example, Byron Shire’s cultural policy 2003; Byron Shire Social Plan 2004-2009
47 Council's Social Impact Assessment Policy

48 LandArc Pty Limited (2005), Plan of Management — 249 Ewingsdale Road, p. 34. (the site of the planned Byron
Regional and Cultural Complex)

49 Community Strategic Plan pg 29
50 Byron Shire Council, Ordinary Meeting 21 October 2010 Report No. 12.4
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e encourage a range of development, including housing, employment and recreation, which
accommodates the needs of the existing and future residents of Byron Shire.

o facilitate improvements to accessibility and urban design throughout Byron Shire, while
preserving and promoting the heritage and natural elements of the area.

e provide opportunities for a range of housing types to accommodate the needs of the
community.

e foster environmental, economic, social and physical well-being so that Byron Shire
develops as an integrated, balanced and sustainable coastal village.

e provide planning controls which contribute to, and facilitate economic growth and
employment opportunities within Byron Shire.

e identify and conserve those localities which contribute to the natural, built and cultural
heritage of Byron Shire.

e encourage design which blends with the natural surrounding environment rather than
dominating it.

e conserve and promote Byron Shire’s heritage and natural environment as a framework for
its identity, prosperity, liveability and social development.

e encourage subdivisions that are sympathetic with the environment through conserving the
existing natural features of the site particularly rock formations, tree canopies, natural bush
land and archaeological features.

o develop strategies for urban development which do not significantly impact upon the
existing environment.

6.2 Housing

Analysis of the data presented in Section 3.5 of this report identifies the following -

1. There is a clear mismatch between the available housing stock in the LGA and the
needs of some resident groups.

The LGAs housing affordability profile, demographic structure, income structure and its migration
patterns suggest that it is unable to adequately meet the needs of several groups -

e Ageing residents, looking to downsize locally into a smaller property. A large proportion of
ageing residents are living alone in dwellings best suited to families. Not all want, or can
afford, to downsize into the housing forms currently available. Council identifies that with
the expected increases in older residents aged 65 years and over affordable housing will
also be critical.”1

e Young couples, with and without, children, and young adults purchasing their first home
being unable to remain in (or return to) Byron Shire, near their families and social networks.
Many children of residents are currently having to find their first home elsewhere.

e Key workers, who are unable to afford to live locally near their places of employment.

The LGA has an imbalance in its dwelling stock, heavily tilted towards larger 3 bedroom residences
with a limited supply of one bedroom dwellings (only 6.2%).

There is a need for a wider variety of housing forms to promote affordability and to assist in
meeting the needs of the community through all stages of the housing life cycle. In 2009 NSW
Housing projected housing need to 2011 and estimated that 78.3% of housing need in Byron will
be for one or two bedroom dwellings.

51 Byron Shire Council (2010), Draft Positive Ageing Policy, p. 10.; Social Plan2004-2009.
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2. This housing mismatch has also lead to an unhealthy/ unbalanced demographic and
social structure forming in the LGA.

The LGA is not currently catering to all life-stages. (For example, Byron Shire has very high out-
migration of young adults, resulting in a relatively small number of people in the 20 to 40 years age
range.) This problem is projected to remain into the foreseeable future, and is clearly influenced by
housing affordability. This is affecting the ability of Byron Shire to maintain social diversity in its
communities.

3. As demonstrated in Section 3.4, housing is clearly unaffordable in the Byron Shire.

Even a good single wage or salary is not enough to buy affordably in the LGA, with many
households in housing stress. Without an increase in more affordable stock it is likely that supply
shortages and continued high demand will lead to higher market prices. Affordability is contributing
to out-migration from Byron township, and the wider LGA. Significant displacement was identified
by a 2005 Southern Cross University study>2.

4. Housing Affordability also extends to the rental market.
5. Key workers cannot afford to live in the LGA.

Byron LGA is ranked as the ninth least affordable regional LGA in Australia and the most
unaffordable regional LGA in NSW for key workers. This has a number of indirect economic and
social impacts on the LGA. Key workers provide critical services to the community including
education, police, childcare, aged services, health care and hospitality. There is a risk of future
labour supply shortages, if people choose not to work in high cost areas. This problem will become
increasingly evident as those older key workers currently living in the LGA, who bought into the
area before it became unaffordable, retire and younger workers cannot afford to rent or purchase
in the area.

Relevantly, the Community Strategic Plan clearly identified the community's desire to
increase affordable housing in a sustainable way and their concern that there was no
avenue for the next generation to settle in the Shire (due to a lack of available land and
increasing prices)>®3.

The West Byron land release would contribute to affordable housing through -

e adding to the supply of housing in the area which, given existing demand, will reduce
pressure on prices;

e providing a higher percentage of medium density housing, which is likely to be more
affordable than detached housing; and

e a higher percentage of medium density housing would also likely mean higher than average
rental housing opportunities, with the area being better placed to meet the needs of lower
income households.

Housing diversity provides a mix of dwellings that meet the differing needs of a wide range of
people in society. Housing diversity -
e Creates sustainable and diverse communities by enabling a range of different
family/household types, age and income ranges to live in the same neighbourhoods.

e Offers the flexibility to respond to changing demographics and the housing needs of
communities as they change over time, including young families, single people and retirees;

e Addresses housing affordability issues, providing housing that is more affordable to rent
and buy, particularly for those on moderate incomes such as key workers;

52 Croft Q et.al (2005) Housing Affordability on the NSW North Coast: A research report by the Centre for Enterprise
Development and Research, Southern Cross University

53 Community Strategic Plan pg 31
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e Provides wider choice;
e Promotes socially interesting places; and

e Promotes environmental sustainability.

6.3 Community and Recreation Facilities and Services

6.3.1 Existing Provision of Community and Recreation Facilities and Services

An inventory of relevant community and recreation facilities and services has been compiled by the
Byron Community and Cultural Centre in its Community Information Directory 2009. Proposed
infrastructure is also identified in the BCP reported in Section 4.1.2.

Council's draft S94 Plan identifies that there is currently 900,939m? of open space serving the
Byron Bay/Suffolk Park catchment area, which in 2006 had a population of 8,762 people. A new
sports complex is under development adjacent to the Study Area, as outlined in Section 6.3.3.

Council is currently developing a strategic plan for the delivery of community services in Byron
Shire.

6.3.2 Comparative Need

The need for community and recreation facilities and services for an area can be considered on a
theoretical level against a set of commonly used standards or ‘comparative rates of provision’. A
set of commonly used standards or comparative rates of provision were derived for key facilities
and services from a range of documents and these are used below in relation to facilities provided
by the State and Federal governments, the community sector and others.

These comparative rates of provision can be applied to the anticipated residential populations of
the West Byron land release. This is undertaken in Table 6-1; however caution should be
exercised in applying comparative rates of provision without reference to the characteristics of the
population and the particular circumstances of the situation, and the outcomes are provided only
as a guide and one indicative measure of the assessment of need. Standards alone as a method
of determination of required facilities and services is hot recommended.

The analysis focuses on neighbourhood level facilities.
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Table 6-1: Application of Comparative Rates of Provision of Community and Recreation
Facilities
THEORETICAL
PROVISION -
West Byron
Release
2,000 people,
850 dwellings

COMPARATIVE
RATES OF
PROVISION -

THEORETICAL
PROVISION - LGA
CURRENT

BCP 2010

30,365 people,
13,136

COMMONLY USED

FACILITY

Neighbourhood Level
Facilities

STANDARD

dwellings@2010

Local Neighbourhood Room: 1:3,000 S 3.0 S 02
Community Hall/ Meeting Small: 1:10,000 L'l 1'5 L'l 0'1
Room Large: 1:20,000 to 30,000 T T
Centre Based Child Care 1 place:10 children 0-4 years
- ) . 151 places 0.4
(inc occasional care, or 1:1,605 lots 3-7 Centres Centres
long day care, etc) 1: 4-8,000 people (1:5,089 people)
Vacation Care 1 place:25 children (5-12 145 8
years) Places
. 1 place (staff) :10 children (0-4 10
Family Day Care years) 167 Places
OOSHC 1 place:15 children (5-12 249 13
years)
Preschool/ Kindergarten 1:4,500-6,000 5-6.7 0.4
Housing for the Aged .
(Self-Care Units) 50: 1,000 people (70+ years) 151 10
Service for the Ageing .
(CACP) 20:1,000 people (70+ years) 60 4
1 medium sized school:1,200-
Primary Schools Medium 1,500 dwellings 3 ]
Sized (420 places) or 8.7-10.9 0.42-0.52
1:7,500 population
Currently there are 1 GP per
1,035 people
Primary Health Services
(GP’s) Or 1:3,000 29 1.9
Community Health Centre:
1:30,000
Open Space and Recreation
1:1000 people
2ha: 1,000 people (inc district 5.03 hectares per 1,000
Informal Open Space and local) people
(general) (159.5sgm per lot; 60ha 4ha
2.83 hectares per 1,000 50.3sgm per head)
people
Local Park 1:4,000 people 7.6 0.5
Children’s Playground 1:600 people 50 3.3
1:15,000 people (10ha size)
Sports Fields (multi-purpose) 1:2,00-5,500 people 2 facilities 0.13 facilities
(dependent on sport)
Sportsgrounds 1:1,850 people 16.4 11
Courts 1:1,075 people 28.2 1.9
Playing fields 1:925 people 32.8 2.2
Pitches 1:1,850 people 16.4 11
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The table suggests that there are relatively few community and recreation facilities and services
which would be required to serve the West Byron land release population on the basis of
theoretical standards alone. It is also clear however, that the population will generate the need for
many part-facilities and it is important that these needs are able to be met either in the release or in
surrounding suburbs. Combined with other growth in the LGA, the existence of the West Byron
land release may also trigger a need for some facilities which may otherwise not have been
triggered.

From the table above, facilities which could theoretically possibly be required to serve the needs of
residents of the West Byron Land Release include the following:

e approximately 4 ha of open space for local and district purposes. The site is of a size that it
could begin to support some more active forms of recreation, however this needs to be
considered in the context of its proximity to the adjacent regional sporting facility. General
purpose playing fields are supported, in a central location;

e between 1 and 3 children's playgrounds (depending on size and nature of each). Some
should be Playspaces for 5-12 year olds;

e an active recreation facility suitable to the residential population e.g. a court, pitch or ball
throw area, depending on surrounding availability;

e Embellishment of passive open space;
e Contribution to the S94 Byron library expansion; and
e Contribution to the S94 family and children's service in Byron.

It is possible that there is scope for provision of a small private Medical Centre at full development.
However, a previous effort to operate a doctors surgery from Sunrise Beach Shopping Centre
(from May 2006) was unsuccessful with the practice closing after a short time and the Doctors
joining other practices in town. It is considered unlikely that the site could support a child care
centre which only met internal demand.

The actual need for these is further considered relative to the capacity and suitability of facilities in
surrounding areas and in other locations in the region where relevant, in the following sections.

6.3.3 Indicative Need

In summary, the following is concluded in relation to the potential availability of existing and
proposed facilities for the new residential population of the West Byron Land Release:

1. 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.

2. There is very little spare capacity at child care services. Additional demands will arise if the
releases' proposed housing mix increases affordability for young families. There are three
child care centre centres (long day care) in Byron Bay. Of them, only Byron Busy Kids, in
the Arts and Industry Estate is understood to have one or two vacancies (only for 3 days
per week). Care for 0-2 year olds is generally unavailable (there is vacancy on one day a
week). 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.
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3. 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. Contribution
could be made to Council's S94 funded Youth / Sports centre facilities program or some
youth orientated facilities could be provided on site in lieu (eg playgrounds for older youth).
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.

4. Enrolments data for all NSW Primary and Secondary schools in the Byron LGA between
2005 and 2009 has been reviewed. Over this time, primary school enrolments overall have
declined from 2,039 in 2005 to 1,980 in 2009, but increased slightly to 2,001 in 2010.
However, enrolments at the Byron Bay Public School increased from 527 to 578 by 2009
and to 585 in 2010. There are only two high schools in the LGA (Byron Bay and
Mullumbimby). Enrolments at Byron Bay High School declined from 801 in 2005 to 659 in
2009, but increased to 704 in 2010.

Byron Bay High currently has one more permanent teaching space than student demand,
and accordingly could accept further increases. Byron Bay Public School currently has
adequate teaching spaces to meet demand, but is doing so with demountable facilities.
Future demand on primary school infrastructure is difficult to predict. Based on the
understanding of the likely demographic character of the Study Area presented in 5.2.3, it is
possible that up to 150 primary age children could living at West Byron once the site is fully
developed (assuming approximately 8% of residents are aged between 5 and 11 years®®).
Accommodating such an increase would necessitate additional infrastructure (such as
demountable classrooms) or alternatively enrolments to be dispersed across several
primary schools (such as Bangalow). It is noted that the Department of Education has a
‘vacant’ 3 hectare site for a future primary school in Suffolk Park, although 3,000 new
households are generally required to warrant a new primary school. It is understood that
part or all of the vacant site has been leased by Council for Suffolk Park sportsfields.

As a consequence of the Study Area being identified as a future release within the Far
North Coast Regional Strategy, the NSW Department of Education and Training will have
incorporated the potential demand from the release within its forward planning processes. It
has been confirmed by the Department (30 November) that students from the West Byron
land release can be accommodated in local schools. The Department also confirmed that
they have sufficient school sites in the LGA.

5. 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, take-away food outlets,
community meeting spaces, or a newsagent/ mixed retail. It could be situated with a civic
square with outdoor performance space.

The Study Area will also require:

- acommunity welcome program.

54 Young people in the LGA have a number of health and social needs, from a lack of employment and education
opportunities to drug and alcohol related issues.

55 This would vary across the site, with few children living in the live/work western precinct for example.
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- community development programs and workers (perhaps contracting a local NGO);
and

- funding arrangements to support local community building activities and events.

6. 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 provide Seniors Living housing under the SEPP. An opportunity exists
for the development to provide disability friendly facilities, particularly in terms of walking
paths which can be utilised by people with a disability and older people in the community.

7. There would appear no reason to suggest that the site will generate a need for culturally
diverse facilities and services beyond those of the normal population.

8. The site will generate some health needs which will be met in the general community. The
LGA has a similar population of population to Full-time Equivalent (FTE) GP’s as the
Australian average. Consultation suggests that access is available to GP’s. The
development will provide opportunity to recruit an additional doctor to an existing surgery.
Beneficially, a new district hospital is proposed near to the site on Ewingsdale Road. This
will provide a 24 hour A&E, 54 beds, and a range of community health services.

9. There will be a demand on local library use.

10. The development will make demands on other types of cultural facilities, services and
entertainment facilities which will be met in the general community. Byron Bay has a
vibrant cultural scene, catering to both tourists and residents. It has the capacity to
accommodate any demands from the Study Area, and will in turn benefit from this demand.
There may be some potential for a restaurant use on site, and zoning frameworks should
permit this.

11. Residents of the site will require local infrastructure and will make some demands on
district recreation facilities. It could be anticipated that use would be made on-site of several
children's playgrounds, active recreation facilities such as an oval or a basketball court,
cycleways, and open space areas embellished for passive recreation.

However, the $17 million Byron Sports and Cultural Facility, majority funded by the
Commonwealth Government is currently under development adjacent to the Study Area. It
will include a multi-use indoor stadium, Netball courts, multi-use playing fields, track and
field facilities, and a bicycle circuit. Details are being finalised, however the Plan of
Management for the site adopted by Council provides for -

- 3x cricket pitches (including 2 senior (1 x turf); 1 for social cricket);

- 1 x senior soccer (association) field, 2 x senior and junior soccer fields and 2 x
junior soccer fields;

- 1 x rugby union field (not full-size) and touch football field and 1 x shared touch
football field (soccer and softball);

- 1 x multi-use athletics field / track, including 400 metre running track, straight for
sprint events, areas for discus, shot put and javelin, long-jump and triple-jump
events, softball nets and playing field for hockey and frisbee;

- special community use field / open grassed area for social cricket / junior soccer
(see above), special events and temporary overflow event parking / park and ride
options. The site will be used for festivals and community events where attendance
is under 2,000 people;

- 4 x netball courts;
- 4 x cricket nets;

- floodlighting of all playing fields;
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- criterion closed bike circuit (one kilometre circuit);
- 2 x separate amenities buildings;

- 3 x children’s play areas; and

- bike and skate park facility.

Development approval was granted on 26™ August 2010 for construction of the site’s multi-
purpose stadium, which includes 2 x Basketball/Netball courts, Judo area, Boxing area, as
well as a kitchen, drop-in, reception, meeting and storage areas. The application states that
it is also envisaged that the centre will be used for other activities including ballet/dance
classes and yoga.

Whilst the Study Area should not rely on this facility to meet its base recreation needs, it
would be inappropriate to develop some higher order facilities within the Study Area in
competition with this facility. Instead emphasis should be placed upon safely connecting the
Study Area to this facility. A contribution towards the Sports Complex may be appropriate,
depending on the source of funds applied to its development. It is understood that after
Commonwealth funding the balance of the funds has been sourced variously from Council
loans, special rate increases and Section 94 reserves. It would be appropriate to contribute
in line with that sought to be recouped by Council via s94 contributions.

It is also noted that consultation has suggested that the provision of some forms of active
recreation (e.g. tennis courts) would meet the needs of existing LGA residents, and attract
people into the site. This would require a detailed feasibility study to confirm, however such
integration of the population and satisfaction of existing needs would be of positive social
benefit.

The quantum of open space available in LGA is considered to be reasonably high based on
current population levels. As discussed, an overall provision of around 4 ha of open space
(both active and passive) is considered appropriate, ensuring that open space is accessible
to all dwellings within the Study Area and is appropriately embellished.

A shared pedestrian cyclist path has recently been constructed along the northern side of
Ewingsdale Road between Bayshore Drive and entry to the sports complex. The Study
Area should connect to and integrate this path within its design to promote its use.

Public Transport should be encouraged by the Study Area's urban design. Cycle
connections to the sports complex, Sunrise Beach Estate, Belongil Beach, the town centre,
and the Island Quarry arts and cultural site should be facilitated.

Summary of Projected Needs

Section 5.3 identified that the study area could contain a population of up to 2,000 people when
fully developed. Reconciling the actual need identified through review of existing facilities and
services, comparative need determined through the application of theoretical benchmarks, and
expressed need identified through consultation, the following projected needs are indicated to
serve residents of the Site:

a Social Hub for residents, which could take the form of a mixed use higher density
development, combing convenience and retail facilities. It could be combined with an
adjacent field of open space, and a civic area;

a planning framework which supports a range of appropriate non-residential uses (eg child
care, restaurants, etc) as well as home based businesses;

approximately 4 ha of open space;
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The site is of a size that it could begin to support some more active forms of recreation,
however this needs to be considered in the context of its proximity to the adjacent regional
sporting facility;

active recreation, centrally located and suitable to the residential population e.g. an oval, a
court, or pitch;

between 1 and 3 children's playgrounds (depending on size and nature of each). Some
should be Playspaces for 5-12 year olds;

cycle paths and foot paths, including a safe connection across Ewingsdale Road, as well as
integration with and extension of the existing cycle path along Ewingsdale Road; and

Embellishment of passive open space.

Contributions toward the following are seen as relevant, as the needs met by these facilities cannot
be met locally. The burden of provision of these facilities will fall on Council in the future.

Contribution to the S94 Byron library expansion;
Contribution to the S94 family and children's service in Byron;

Contribution to Council's S94 funded Youth / Sports centre facilities program or some youth
orientated facilities could be provided on site in lieu; and

Contribution towards the Sports Complex.
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/.  HUMAN SERVICES INFRASTRUCTURE STRATEGY

7.1 Principles to Guide the Provision of Human Services

The following principles are recommended to guide the provision of human facilities and services
to serve the West Byron Urban Land Release:

e Integrate the site with the adjoining Sunrise Beach residential area through;

(o}

(0}

Physical connections, including pedestrian and cycle paths and open space
corridors;
Provision of facilities which can be used by both West Byron residents and the
Sunrise Beach communities. This could include -
e Recreation and leisure facilities;
Meeting rooms;
Child care;
Community and civic spaces;
Convenience shopping and other retail or business services;
Other potential commercial activities and land uses.

e Ensure the development of a socially sustainable estate, including:

(0]

(0]

(0]

Ensuring full provision for the local human services needs of the residents;
Provision of a range of active and passive, formal and informal recreation facilities;

Ensuring that any non-residential land uses are utilised and activated (and therefore
safeguarded) by the local community at nights and weekends;

Development of facilities, services and initiatives which promote ownership of and
interaction with surrounding communities;

Ensuring human facilities and services provided are inclusive, affordable and
accessible to all members of the community;

Promotion of initiatives which will reduce commuting and enable self- containment
of employment within the community as far as possible;

Linkage of the release to surrounding communities by alternate forms of transport
other than the private vehicle;

Servicing of any community hub by public transport;

Use of Crime Prevention through Environmental Design (CPTED) principles for
development of the public domain;

being highly accessible, safe and convenient to pedestrians/ cyclists, with conflicts
between them and vehicles minimised.

an emphasis on places such as streets, plazas and footpaths as informal
community facilities; and

Inclusion of public art and cultural facilities including opportunities for children's play
and interactive public art.

e Cluster any facilities and services provided on-site in a social hub to increase opportunities
for interaction, a sense of community, accessibility by public transport, security and the
development of an identity and focal point for the release. This could include a convenience
shopping component; and

e Ensure integration of human services delivery with wider networks in the region, and the
opportunities for the meeting of identified needs through outreach services.

J:\2010\10028\Reports\Feb 2011\West Byron - Social Final.doc Final Page 50



BB C

CONSULTING PLANNERS

7.2 Proposed Facilities and Services

The human facilities and services proposed to be provided to serve the Study Area are listed in the
following table, including their broad location, responsibility for capital and recurrent funding and
indicative timing.

In line with the philosophy of the S94 regime, the approach has been to meet needs as far as
possible on site. This provision goes some way towards meeting the facilities normally required
under Council’s contributions plan and therefore some offset is warranted.
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Table 7-1. Proposed Human Facilities and Services within the Study Area

Facility or Service

Recreation Facilities

and Open Space

Land for Local Open | In residential precincts
Space as per Structure Plan

e District Park

(RE1)

e Local Parks

Broad Location

Central — As identified
on the Structure Plan

a) South East —
co-located within
the currently
cleared areas
within the
Environmental
management
Zone.

Description

Comprises part of a social
hub for the Study Area, at a
location integrated  with
Convenience  and  retail
facilities.  Comprises  an
informal multi-purpose field,
tennis courts, and a ‘club
house’ as part of the general
store/ café general store (see
details below).

These are small areas for

variety of settings of open

space for active and passive
activity, including:

e multi-use areas of
approximately 4,000
sgm, with base level
embellishment®.

e Location for proposed
children’s playgrounds.

e Integrated to the
pedestrian/ cycle path
network.

Responsibility

Capital Funding

2.2 ha of land for
local public open
space to serve
residents.

(a total of 40.6 ha to
be provided under
Structure Plan
including
Environmental
Conservation  and
Environmental
Management)
Capital cost  of
general store to be
funded by applicant
on commercial basis
and fit-out to be
funded by private
sector.

land for local public
open space to serve
residents (to be
determined  during
detailed design
following rezoning).

Recurrent Funding

Normal Council rates

Normal Council rates

Indicative Timing

At time of
development of
residential precinct.

At time of
development of
residential precinct.

! As defined in the DoP Local Development Contributions Practice Note, pg 7 (November 2010).
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Facility or Service

Broad Location

Description

Responsibility

Capital Funding

Recurrent Funding

Indicative Timing

b)

d)

f)

Central —

adjacent to
Ewingsdale Road
in the northern part
of the drainage
reserve.

Western —
co-located with the
Wallum Froglet
pond area.

Western Live/
Work Plaza

Central Drainage
Reserve

Connection to
Belongil Creek

Consideration given to noise
exposure in the landscaping
of site and siting of its
elements.

Designed to incorporate the
pond as a feature.

Provides a social focus for
the live/lwork zone. Could
also function as a civic
square/performance  space
(cultural events/outdoor
performance).

The drainage reserve should
be embellished with a
pedestrian/ cycle path as well
as one small seating and
picnic area at an appropriate
location with high amenity
along its length.

Passive Open Space

Embellishment

As detailed above.

Embellishment  suited to
residential purposes

Provision of open
space in residential
precincts through
s94.

Normal Council rates

At time of
development of
residential precinct.
In employment
lands, to
accompany  each

adjoining stage of
development
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Facility or Service

Broad Location

Description

Responsibility

Capital Funding

Recurrent Funding

Indicative Timing

Pedestrian paths | Throughout Study Safe and convenient linkages | Provided by | Normal Council rates At appropriate
/cycleways Area - kms to be within the Study Area and to | applicant to stage of

determined. Based on | surrounding places. Connect | complement  Study development.

accessibility to regional network. Area

performance criteria OR

rather than raw Capital cost to be

provision. funded by applicant

through s94.

Children’s Three, at selected Small park with playground | Capital cost to be | Normal Council rates At stage of
playgrounds local parks identified for children of varying ages | funded by applicant residential

above. and family feature such as | through s94 subdivision, to

BBQ/picnic tables serve first residents

Playing field (half | At District Park with An informal (kickaround) | Capital cost to be | Normal Council rates At stage of
size) access to social hub multi-purpose field for | funded by applicant development of

to share amenities

resident and workforce
participation in sport and
other community uses.

through s94

eastern mixed use
zone.

Tennis Courts

At District Park with
access to social hub
to share amenities

Number of courts to be
further established by
feasibility study. Maximum of
2 courts proposed.

Lighting of the facility is not
proposed, but should be
considered in the design to
allow future installation.

Capital cost to be
funded by applicant
in lieu/ part of a
contribution to
Council's Regional
Sport and Cultural
Complex.

Note that this facility
is proposed to serve

Normal Council rates

At stage of
development of
social hub

a  district need
beyond the site.
Exercise Trail Along part of the Available  for  workforce, | Capital cost and | Normal Council rates Extended at each
Drainage Reserve, resident and general | fitout to be funded stage of subdivision
linking to individual community use. To be | by applicant through

precincts, the social
hub and parks.
Preferably designed
as a circuit.

provided at no cost to user.
Design to be negotiated with
Council

s94

J:\2010\10028\Reports\Feb 2011\Section 7 Insert.doc

Final

Page 54




CONSULTING PLARNERS

Facility or Service

Community

Facilities
Convenience
retail facilities

and

Broad Location

Mixed use zones to
act as Social hubs

Description

Range of tenancies to be

built and tenants sought,
dependent on market
demand, such as the
following:

Responsibility

Capital cost to be

funded by any
applicant on
commercial  basis.

Fitout by lessee

Recurrent Funding

User pays
commercial basis

on

Indicative Timing

As soon as
commercially viable

Small scale cluster of
specialty shops which
includes a small

general store (approx.

300m?) within the
eastern mixed use
zone.

General store functions as a
small convenience/
essentials grocer, with other
functions such as a café.
Possibly combined with a
newsagency and Australia
Post PostShop franchise to
serve home base
businesses. Postshop may
be able to provide limited
banking services as well as
mail services and post office
boxes.

Store/ Café should
incorporate  a community
notice board. Also offers the
potential to be used as an
informal community meeting
‘room’.

It is recommended that the
feasibility be examined of
building this store/ café as
part of a sales office/ display
operation (let by developer)
and sold to market at
completion of sales period.
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Facility or Service

Broad Location

Description

Responsibility

Capital Funding

Recurrent Funding

Indicative Timing

Café/ restaurant To be negotiated by any | Capital cost to be | User pays on | As soon as
outlets applicant funded by any | commercial basis commercially viable
applicant on
commercial  basis.
Fitouts by lessees
Banking service An ATM. Capital cost to be | User pays on | As soon as
(Potential may exist for a | funded by applicant | commercial basis commercially viable.
small shopfront facility | on commercial
depending on commercial | basis.  Fitout by
interest.) lessee.
Public Art As part of public Sculptures, interactive art, | Considered as part | Normal Council rates As development
domain of site water features etc, contained | of open proceeds
within public domain and | space/recreation
encouraged in private | embellishment.
business premises
Public transport Accommodation of Regular service to/from to be | Bus stops to be | User pays As soon as viable
routes in street negotiated funded by applicant
design. Provision of through s94
stops.

Welcome program Residential Precincts | Standard program content. N/A Local NGO to be|At time of
engaged as co- | development of
ordinator. Cost  per | each residential
household to be | precinct
determined. Cost to be
funded by applicant
through s94.

Entertainment/leisure | No requirement. To be negotiated by any | Capital cost to be | User pays on | As commercially

facilities - club or

tavern

Potential development
should be provided for
in Zoning framework
within the western
mixed use area.

applicant

funded by any
applicant on
commercial  basis.

Fit-outs by lessees

commercial basis

viable.
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Facility or Service

Broad Location

Description

Responsibility

Capital Funding

Recurrent Funding

Indicative Timing

Child care centre No requirement To be negotiated by any | Capital cost of | User pays on | As commercially
Potential development | applicant centre and fit-out to | commercial basis viable
should be provided for be funded by
in Zoning framework operator on
in one of the mixed commercial basis
use areas.
Schools No requirement N/A N/A N/A N/A
Aged person’s facility | No requirement N/A N/A N/A N/A
Health facilities No requirement N/A N/A N/A N/A
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8. SOCIAL IMPACT ASSESSMENT

This report addresses the matters raised in Byron Shire Council’'s Social Impact Assessment policy
(“Byron Shire Council Policy No. 09/008 Social Impact Assessment Policy”).

For clarity, this section identifies the manner in which this report responds to this policy and
undertakes a SIA of the proposal.

8.1 Council Policy

Section 7.4 of Council’s Social Impact Assessment Policy states that a Social Impact Assessment
should include a number of elements, as detailed in the following table. The section of this report in
which the requested information can be found is also detailed.

Council’s SIA Policy Comment

i) The Social Impact Assessment Scope | The scope of the SIA was discussed with Council
officers on the 29" April 2010. Further detail was
provided correspondence received from Council on 5"
May 2010.

i) Community profiling Section 3 of this report.

iii) ldentification of issues (both positive | The scope of the SIA was discussed with Council

and negative) officers on the 29" April 2010. Further detail was
provided correspondence received from Council on 5"
May 2010.

The approach adopted for the assessment is an
"issues oriented" approach, which by its nature
concentrates the assessment on those particular
aspects of social impact likely to be considered of most
significance in the particular circumstances.

The scope of the SIA recommended by Council's
correspondence is detailed below.

iv) The methodologies employed by the | Section 1.4 of this report.
study to measure impacts

v) The primary and secondary data | This SIA has been prepared on the basis of a desktop
collection methods review of various reports, demographic data (such as
that available from the ABS), housing data, field
inspections, targeted consultations with  key
informants, and an understanding of relevant research
and academic literature.

These investigations include the compilation of profiles
of socio-economic information, social structure and
conditions for these communities, as well as an
understanding of their social infrastructure.

A detailed community consultation process has been
undertaken. As required by the SSS study
specifications, the proponent developed a consultation
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Comment

strategy which was endorsed by the Department of

Planning prior to being implemented. Community
stakeholders were identified using Council documents
and through liaison with Council staff. State agencies
were consulted by phone and email, and several
agency representatives inspected the site.

The proponent has: maintained a publicly accessible
website; conducted consultations with a wide range of
stakeholders; held a public open day which was
advertised in local media; invited briefings for media
representatives. Refer to Appendix W of the SSS
application for the results of consultations.

vi) The primary and secondary data
collected

Reported where relevant throughout this report.

vii) Method of analysis employed and a
discussion and analysis of the issues

Sections’ 2, 3, 4, 5, 6 and Appendix 2 of this report.

Methods involved stakeholder engagement,
community and issue profiling, projection and
prediction (e.g. trend extrapolation), significance

social
needs

consideration of alternatives,
secondary data review, and

assessment,
variables,
assessment.

viii) Identification and measurement of
likely impacts

Section 6 and Appendix 2 of this report.

ix) Range of options for proceeding with
the proposal

Four potential development scenarios from which to
estimate demands for community infrastructure and
provide social impact guidance to the physical planning
process —

Scenario One: 1,000 residents;

Scenario Two: 1,500 residents;

Scenario Three: 2,000 residents;

Scenario Four: No change.

X) Recommendations
suggested mitigation measures for
negative impacts that have been
identified and/or strategies to monitor
and manage negative impacts over time

including

Section 7 and Appendix 2 of this report.
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8.2 Council Advice

Correspondence received from Council on 5™ May 2010 identified that Council considered that the
following issues comprised the scope of the SIA.

Council correspondence

received 5™ May 2010

SIA Requirements

Comment

Initial Scoping of Issues

Scope geographical area to delineate
extent impacts - Local Area and Regional
Area. It is recommended scoping to be
carried out in accordance with Section
B3.1 of Byron DCP 21 Social Impact
Assessment

Section 3.1 of this report.

Meeting with Stakeholders/ Community
Consultation - Meeting(s) with the
community and stakeholders should be
carried out to identify issues.

Refer to Appendix W of the SSS application for
the results of consultations.

Consultation with Tweed Byron Aboriginal
Land Council and the  Arakwal
Corporation in relation to Aboriginal
Heritage and review of AHIMS and other
relevant archaeological studies and web
sites.

Assessment has been undertaken in accordance
with  DECCW consultation protocol — refer to
Appendix | of the SSS application for a detailed
report.

Specific
addressed,

Impacts to be examined and
with mitigation measures

proposed where appropriate

Housing

Impacts on rental housing in the area

Section 6.2 of this report.

Affordable Housing

Section 6.2 of this report.

Diversity of Housing to suit

residents of all ages

types

Section 6.2 of this report. The proposal provides a
range of lot sizes and housing types so that
different housing needs are met (across a range of
age and income brackets).

e Impacts on Tourist accommodation | Section 3.6 and Appendix 2 of this report.
providers.

e Mixed Housing - home businesses/ | The proposal provides an employment area,
occupations mixed use live/lwork area, and extensive home

business opportunities. For further detail, refer to
the SSS application (Land Partners, “Planning
report”).
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Ewingsdale Road at times operates at
capacity.

Council correspondence Comment
received 5" May 2010
Economic
e« Impacts on local business houses and | Refer to Hill PDA Economic assessment,
accommodation providers in the Byron | Appendix M of the SSS application.
Shire;
e Impacts on Employment, short term, long | Refer to Hill PDA Economic assessment,
term; and Appendix M of the SSS application.
e Local and Regional Economic Impacts - | Refer to Hill PDA Economic assessment,
Multiplier Effects, Income generated - | Appendix M of the SSS application.
what is retained in local and regional
economy, what is leaked to the broader
economy.
Traffic and Access
« Impacts on Transport Network - | Refer to Veitch Lister Consulting “Transport

Study”, Appendix R of the SSS application.

How access is the

development site;

provided to

Refer to Veitch Lister Consulting “Transport
Study”, Appendix R of the SSS application.

Public Transport Options such as:

i) Bus routes;

i) Cycleways/ pedestrian paths leading into
the Town Centre, the Industrial Estate, the
Sunrise Shopping Centre and new sporting
facilities to the west-

The design incorporates bus routes and cycle
infrastructure.

The geometry of the main collector road will be
designed to accommodate bus services. The
majority of residential land is within 400 metres of
the collector road, with no topographic challenges
to pedestrian or cycle access to the bus route.

Cycleways/ pedestrian paths are planned as
indicated on the concept plan submitted with the
SSS application. Proposed routes connect to
existing networks and local and regional travel
destinations.

Human Service Providers

Impacts on Service providers - NSW
Police Force, NSW Ambulance Service,
Fire Brigade and Rural Fire Service,
Hospitals Services, State Emergency
Services, Welfare, Education and Health
Care Providers and the like.

Section 6.3 of this report. A wide range of service
providers were consulted, as detailed in Appendix
W of the SSS application.

Crime Prevention Measures;

Strategic design related CPTED measures have
been considered in the SSS application (Land
Partners, “Planning report”).

Flood Mitigation, Bushfire Mitigation and
other Natural Disaster Management
Measures

Refer to “Bushfire Assessment” (Land Partners),
Appendix U of the SSS application and to “Flood
Impact Assessment” (BMT WBM Pty Ltd),
Appendix O of the SSS application.
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Council correspondence

received 5" May 2010
Public Realm

Comment

Heritage/ Archaeological Sites - Aboriginal
and European - potential impacts and
measures to protect; and

Refer to the cultural heritage assessment in
Appendix | of the SSS application.

Impacts on Cultural Identity;

Refer to the -cultural heritage assessment in
Appendix | of the SSS application.

Interaction with Ewingsdale Road -
Buffering, Shelter/ Green belts between
development site and the road

Refer to “Visual and Landscape assessment”,
Appendix L of the SSS application and the
“Planning report” (Land Partners) of the SSS
application.

Visual amenity Issues

Refer to “Visual and Landscape assessment’,
Appendix L of the SSS application.

Public Open Space - Opportunities to link
areas of environmental significance with
open space areas for educational and
recreational purposes

Public open space is identified in the Structure
Plan submitted with the SSS application. These
have been designed to protect, connect and
support areas of environmental significance.
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APPENDIX 1

Demographic Characteristics (2006)
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Demographic Characteristics (2006)

Sunrise Beach Byron Bay UCL Byron LGA Richmond-Tweed SD Bal

2006 No % No % No % No %
Population
Total Persons 1,010 - 4,984 - 28,766 - 129,888 -
Age groups:
0-4 yrs 57 5.6% 214 4.3% 1,596 5.5% 7,385 5.7%
5-14 yrs 111 11.0% 477 9.6% 3,993 13.9% 18,892 14.5%
15-24 yrs 219 21.7% 772 15.5% 3,323 11.6% 14,731 11.3%
25-54 yrs 488 48.3% 2,356 47.3% 12,858 44.7% 52,352 40.3%
55-64 yrs 83 8.2% 581 11.7% 3,518 12.2% 16,193 12.5%
65 years and over 52 5.1% 582 11.7% 3,479 12.1% 20,335 15.7%
Under 18 years 217 21.5% 909 6,915 32,426
Median Age - - 39 - 41 - 42 -
Cultural Diversity:
Indigenous persons 13 1.3% 75 1.5% 445 1.5% 3,878 3.0%
Persons from NESB background 126 12.5% 330 6.6% 1,819 6.3% 5,001 3.9%
Household Characteristics
Family households 217 54.9% 1,004 53.5% 7,101 66.3% 34,425 70.0%
Lone person household 118 29.9% 626 33.4% 2,851 26.6% 12,811 26.0%
Group household 60 15.2% 247 13.2% 760 7.1% 1,956 4.0%
Family Characteristics
Total 217 - 1,027 - 7,212 - 34,999 -
Couple family with children 64 29.6% 358 34.9% 2,819 39.1% 13,849 39.6%
Couple family without children 79 36.6% 379 36.9% 2,593 36.0% 14,048 40.1%
One parent family 73 33.8% 276 26.9% 1,707 23.7% 6,665 19.0%
Other family 0 0.0% 14 1.4% 93 1.3% 437 1.2%
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Sunrise Beach Byron Bay UCL Byron LGA Richmond-Tweed SD Bal
2006 No % No % No % No %
Dwelling Characteristics
4 Total Private Dwellings
e Unoccupied private dwellings
5 e Total Occupied Private Dwellings
- Visitor only
- Non-class-
ifiable households
o e g | 7 | - | e | - [ aom | - [ asas | -
7 Occupancy Rate 2.5 - 2.2 - 2.4 - 2.5 -
8 Non-private dwellings
Occupied Private Dwellings:
Separate House 182 48.0% 1,157 61.5% 8,706 81.3% 40,094 81.5%
Sembdetached, terrace house, 146 34.9% 301 20.8% 781 7.3% 3,377 6.9%
Flat, unit or apartment 9 2.4% 175 9.3% 746 7.0% 3,900 7.9%
Other dwellings 61 15.4% 157 8.4% 473 4.4% 1,806 3.7%
Not stated 0 0.0% 0 0.0% 5 0.0% 15 0.0%
Tenure Type:
Fully owned 94 23.7% 580 30.9% 3,854 36.0% 19,662 40.0%
Being purchased 97 24.4% 392 20.9% 3,001 28.0% 14,099 28.7%
9 | Rented (Total): 178 44.8% 710 37.8% 3,353 31.3% 13,253 26.9%
10 Egg‘LfSt""te 78 19.6% 331 17.6% 1,574 14.7% 5,950 12.1%
10 iﬁfom‘;‘s'”g 12 3.0% 92 4.9% 195 1.8% 1,253 2.5%
Other Tenure  Type 6 1.5% 17 0.9% 78 0.7% 562 1.1%
Not stated 24 6.0% 180 9.6% 425 4.0% 1,616 3.3%
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Sunrise Beach Byron Bay UCL Byron LGA Richmond-Tweed SD Bal
2006 No % No % No % No %
Income
A | Median Individual Income ($/weekly) - - $393 - $383 - $370 -
A | Median Household income ($/weekly) - - $709 - $738 - $720 -
11~ | Labour Force:
12 | Labour force participation 496 58.8% 2,328 54.3% 12,986 56.0% 57,175 55.2%
13 | Unemployed persons 67 13.5% 229 9.8% 1,138 8.8% 4,740 8.3%
14 | Occupation:
Managers 46 10.6% 310 14.8% 1,763 14.9% 8,015 15.3%
Professionals 68 15.7% 436 20.8% 2,553 21.5% 9,222 17.6%
Technicians and trades 70 16.2% 277 13.2% 1,718 14.5% 7,555 14.4%
Community and personal service 56 12.9% 273 13.0% 1,262 10.7% 5,201 9.9%
Clerical and administrative 30 6.9% 193 9.2% 1,234 10.4% 6,061 11.6%
Sales 52 12.0% 233 11.1% 1,210 10.2% 5,354 10.2%
Machinery operators and drivers 38 8.8% 86 4.1% 498 4.2% 3,030 5.8%
Labourers 63 14.5% 261 12.4% 1,396 11.8% 7,139 13.6%
Not Stated 10 2.3%
14 | Key Industry:
Agriculture, forestry & fishing 12 2.8% 25 1.2% 527 4.4% 4,150 7.9%
Mining 0 0.0% 5 0.2% 33 0.3% 147 0.3%
Manufacturing 47 10.8% 151 7.2% 769 6.5% 4,244 8.1%
SE;SEE;W gas, water & waste 3 0.7% 0 0.0% 63 0.5% 377 0.7%
Construction 22 5.1% 128 6.1% 1,097 9.3% 4,488 8.6%
Wholesale trade 26 6.0% 74 3.5% 423 3.6% 1,838 3.5%
Retail trade 63 14.5% 258 12.3% 1,491 12.6% 6,738 12.8%
Accommodation & food services 62 14.3% 447 21.3% 1,440 12.2% 4,318 8.2%
Transport, postal & warehousing 20 4.6% 58 2.8% 323 2.7% 1,829 3.5%
information media & 7 1.6% 36 1.7% 229 1.9% 743 1.4%
Financial & insurance services 10 2.3% 35 1.7% 187 1.6% 996 1.9%
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Sunrise Beach Byron Bay UCL Byron LGA Richmond-Tweed SD Bal
2006 No % No % No % No %

Rental, hiring & real estate services 7 1.6% 60 2.9% 303 2.6% 975 1.9%
Professional, scientific & technical 28 6.4% 142 6.8% 718 6.1% 2,369 4.5%
Administrative & support services 9 2.1% 69 3.3% 369 3.1% 1,322 2.5%
Public administration & safety 7 1.6% 63 3.0% 418 3.5% 2,560 4.9%
Education & training 29 6.7% 154 7.3% 1,070 9.0% 4,741 9.0%
Health care & social assistance 48 11.0% 215 10.2% 1,382 11.7% 6,677 12.7%
Arts & recreation services 3 0.7% 43 2.0% 237 2.0% 762 1.5%
Other services 19 4.4% 77 3.7% 429 3.6% 1,882 3.6%
Not Stated 13 3.0%
Education

15 | Completion of Year 12 (or equivalent) 416 54.4% 1,972 46.0% 9,987 43.1% 34,611 33.4%

16" | Without post-school qualifications 93 20.7% 1,730 40.3% 9,686 41.8% 50,411 48.7%
SEIFA

17 | Index of Disadvantage (2006)

*Source: Unless indicated otherwise, all data was compiled using CData Online 2006, which is based on the Australian Bureau of Statistics (ABS) Census of Population
and Housing 2006.

"Based on ABS Basic Community Profile (BCP), 2006.
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General Notes:

All data is based on place of usual residence and excludes overseas visitors.

Unless indicated otherwise, data pertaining to dwellings excludes ‘visitor only’ and ‘other non-classifiable’ households.

Due to the randomisation process applied by ABS to protect the confidentiality of individuals and households, totals of some categories (e.g occupied private dwellings
excluding visitor only and non-classifiable households) may vary slightly within different headings.

The percentages (%) represent proportion of total persons in the specified area unless otherwise noted.

Specific Notes:

ousrwNE

~

10.

Count of occupied private dwellings, excluding ‘visitor only’ and ‘other non-classifiable’ households.

Includes single family and multiple family households.

Percentages represent proportion of total families in region.

Includes both occupied and unoccupied private dwellings.

Includes ‘visitor only’ and ‘other non-classifiable’ households

Excludes ‘visitor only’ and ‘other non-classifiable’ households. Unless otherwise stated, household and dwelling data presented in this table is based on occupied
private dwellings, excluding ‘visitor only’ and ‘other non-classifiable’ households.

Occupancy rate is total persons usually resident in occupied private dwellings, divided by total occupied private dwellings (excluding visitor only and non-classifiable
households).

Includes establishments such as hotels, nursing homes, hospitals and prisons. Although there may be one or more of each type of non-private dwelling in an area,
some counts may not appear in the statistics presented in this table due to the ABS'’s process of randomisation to protect the confidentiality of individual establishments
and individuals.

Includes dwellings rented from all landlord types i.e. real estate agent, State/Territory housing authority, person not in same household, housing co-
operative/community/church group, other landlord type and landlord type not stated.

Percentages shown are the proportion of total dwellings stock in the region (i.e not a proportion of rental dwelling stock). As the various other landlord types (including
landlord type not stated) have not been shown in this table, the combined totals for “real estate agent” and “State/Territory housing authority” are not intended to equal
the “rented (total)” figure above.

11..

12.
13.
14.

15.
16.
17.

% represents the proportion of persons in the region aged 15 years and over.

The unemployment rate is calculated as a proportion of persons aged 15 years and over participating in the labour force.

% represents the proportion of all employed residents in a region. ‘Not Stated’ and ‘inadequately described’ proportions are not shown here, but have been included in
the total occupation / industry counts (as appropriate)

Excludes persons still attending school.

% represents the proportion of persons in the area aged 15 years and over.

SEIFA 2006 data obtained from the ABS, Catalogue 2033.0.55.001.
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1. INTRODUCTION

This Appendix presents an overview of the current park, a description of the
residents of the park and their characteristics and an assessment of the impacts of
the closure of the park on these people who will be required to find alternative
accommodation. It also addresses the loss of caravan accommodation in the context
of the housing situation in the Byron Bay area. It presents a number of mitigation
actions designed to minimise the negative impacts on the permanent residents of the
park.

2. BELONGIL FIELDS CARAVAN PARK

2.1 Accommodation

Belongil Fields has 98 sites for caravans, 128 grassed camping sites and 13 cabins/
motel units. Under the 1975 operating licence for the site, 49 of the caravan sites are
“long term”. This licence is not supported by a development consent.

Eight of the caravan sites were being occupied by long term residents. All of these
are privately owned, with none rented from the park. All of the caravans are soft
annex, with no rigid annex caravans at the park. One resident has developed a
mature garden around their caravan. The vans on site are not new, being in use for a
decade or more.

No caravans are owned by the park or provided for short term rental. At the time of
the survey there were no short term caravans on-site, and a very small number of
campers.

2.2 On site facilities

Belongil Fields provides only a small number of amenities, with the following facilities:
e One Amenities Block;
e Laundry with coin operated washers & dryers and washing lines; and
o BBQ area (2x coin operated) with sinks, tables and seating.

Motel units have an Ensuite bathroom, coffee and tea making facilities plus colour
TV's. Units share a full kitchen and covered outdoor entertaining area with seating
and picnic table.

Cabins are fully self contained.

Caravans are not self contained with residents having to use communal amenities for
toilets, bathrooms and laundries.

The site does not have a pool or a playground.

2.3 Occupancy

Generally, approximately 10 - 15% of caravan sites are occupied for around three-
quarters of the year. Few of these are caravan holidaymakers, with most being
campers or campervans. At peak (December, January), 25 - 30% of caravan sites
would be occupied. However for New Years Eve, occupancy swells to 90 — 95% for
the night. At the lowest point (mid-winter) approximately only the 8 permanent
caravan sites would be occupied.
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2.4 Rents and Tariffs

Tariffs reflect the level of amenities provided and that they are for the use of a site
only. Peak tariffs reflect the willingness of young people to pay a premium to be in
Byron bay over NYE. Summary of tariffs for rentals is as follows (per night):

e Unpowered sites - $15.00 off peak to $35.00 peak (per person)

o Powered sites - $17.00 off peak to $37.00 peak (per person)
(or per week $119.00 off peak to $259.00 peak (per
person))

e Motel Room - from $65.00 to $175.00 peak (twin room)
e Park Cabin —

One Bedroom from $90.00 to $250.00 peak

Two Bedroom from $110.00 to $285.00 peak

3. PERMANENT RESIDENTS

3.1 Characteristics

Permanent residents are defined to be residents for whom the caravan is their
principal place of residence. In order to obtain information on the permanent
residents and their attitudes, a survey of long-term residents was conducted in
September 2010.

Interviewees were approached on site and the purpose of the survey and who it was
being undertaken for was explained. It was clearly stated that participation in the
survey was completely voluntary. Interviewees were informed that the results would
be kept confidential from park management and Council and that only the summary
results would be included in this report. A copy of the survey is attached at
Enclosure 1.

Nine of the caravan sites were being occupied by long term residents, all of which
own their own van. One has subsequently left and their data has not been included in
this report. Three tenants were not present at the time of the survey (note that some
residents spend long periods travelling overseas).

The characteristics of the permanent residents are as follows -
e All are single males, living alone, aged in their late 40's to early 60's;
e There is an occupancy rate of 1.0 persons per van;
e There are no children living in the park;

¢ Most of the permanent residents are employed, on at least a casual basis. Of
those present 4 had permanent employment, 3 were employed casually and
one was on a disability pension. This profile differs from that of an a-typical
caravan park, such as a 1996 ABS study which found that only 47% of
caravan park residents across Australia were in the labour force;

e Only 1 respondent did not have a car, however this was by choice citing that
he cycled because "this is Byron". A number also had other vehicles such as
a boat and a motorcycle;

o Residents had lived at the park up to 5 years, with half for 2 years. Some
residents had previously lived at the park, and returned after living for a time
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elsewhere; All had no plans to move in the foreseeable future, planning to
stay "indefinitely";

e Only one resident lived locally prior to moving to the park. Others came from
capital cities throughout Australia. Only one resident moved to the park from
another caravan park. Three moved to the park for personal reasons, the
other because they loved Byron; and

¢ Interms of key services utilised, three-quarters of residents shop at Sunshine
Beach IGA, and half do not see a GP or other medical service. No use of
community services was identified. In terms of recreation, residents surf, fish,
swim, walk, and attend the RSL and other licensed premises.

3.2 Resident Attitudes

Respondents were asked a number of questions aimed at providing information on
attitudes to housing, living in the park and issues associated with moving.

Three of the four rated living at the park as 'good', with the other neutral. All had no
complaints or problems about living at the park beyond experiencing a few bad/
rowdy tenants over their time.

Positive things identified about the park are its peaceful nature (the lack of people/
neighbours), environment/ visual amenity, good people, the freedom they enjoy
"come and go as please” (i.e overseas, not day-to-day) which suits their lifestyle.

Residents commonly chose to live at the park because it is spacious/ open, quiet/ not
busy and that it is well located (50% to their place of work). One also came as they
knew tenants at the time, another for an on site festival and stayed.

The degree of socialisation within the park varies between tenants, with half
socialising with neighbours. Others 'keep to selves'’, the low occupancy an attribute
they like about the park. Residents report that they have friendship groups around
caravan residents throughout region and NSW / amongst people elsewhere who
share a similar lifestyle. Some residents report helping one another, such as to find
employment.

None of the residents interviewed believed that the closure of the park would have
any real affect on them. Most believed that they would keep their friends (‘who are
transient anyway') and that they 'already keep in touch with those that have left'.

All accepted the closure of the park, citing it as progress and identifying that houses
are needed and 'they have to do that somewhere' (although one would be sad to see
an 'icon' close). However, half expressed some concern about finding alternative
accommodation, because the number of caravan parks generally is declining and
fewer take permanent residents. One resident identified that they would leave Byron
Bay and another that they would move in with a friend and dispose of their van. With
closure some time in the future, it was generally to early in the process for residents
to have thought about what they would do.

4. STATUTORY FRAMEWORK

Legislation has been developed to protect permanent residents of caravan parks,
with the Residential Parks Act 1998 being the primary legislation. It identifies different
categories of dwellings recognised by the Act. In NSW caravan parks are known as
“residential parks”, and are defined as:
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“a) a caravan park (that is, land, including a camping ground, on which caravans,
or caravans and other moveable dwellings, have been, are, or are to be
placed, installed or erected); .... whether or not the caravan park or
manufactured home estate is the subject of an approval under the Local
Government Act 1993”

The Act applies to residential tenancy agreements under which:

a) the residential premises consist of a residential site or a moveable dwelling on
a residential site; and

b) the resident occupies the residential premises as the resident's principal
place of residence

There are three categories of ownership covered under the Residential Parks Act
1998*

e own a manufactured home / caravan with rigid annex, are a permanent
resident and rent site;

e Own a caravan, campervan or a caravan with a flexible annex, are a
permanent resident and rent site; and

e are a permanent resident and rent both dwelling and site.

Permanent residents are defined as those who live in the park and it is their home,
not just a holiday place. Usually the laws do not apply if you have lived in a place for
less than 60 days®.

Under the Residential Parks Act 1998, park owner must inform residents of the
closure of the park or any current or proposed arrangements or restrictions, of which
the park owner is aware, that are applicable to a resident's occupation of the
residential park, or to the resident's or park owner's use of a residential site in the
residential park.

Permanent residents who live in a van with a fixed annex must be given 12 months
notice to vacate and can apply to Consumer, Trader and Tenancy Tribunal for an
extension of this period or for compensation for:

e The reasonable cost of removing your home from its old site, including the
cost of disconnecting any services such as gas, electricity and telephone;

o The reasonable cost of transporting your home and your possessions to the
new site (within 300 kms);

e The reasonable cost of installing the dwelling on its new site and reconnecting
available services;

e The reasonable cost of repairing any damage caused to your home by the
relocation, up to the value of your home;

e The reasonable cost of landscaping the new site to bring it up to the same
standard as the old site>.

Residents who own their own van without a fixed annex or who rent the van and its
site do not have the same level of protection as the resident with a fixed or rigid
annex. Such residents are entitled to 60 days notice of termination. It is understood
that this is the case at Belongil Fields.

1 As summarised on Park and Village Service Advice and Advocacy Factsheets 6-9.
2 park and Village Service Factsheet 1 — “Residential Park: Rights and Responsibilities”

3 From PAVS Factsheet 6: Residential Park Closures
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The Closure Protocol on Residential Parks has been developed by a number of
government agencies in consultation with industry and consumer groups. Under the
law, park owners must advise Housing NSW of a proposed closure and the protocol
will be activated at this time. As stated in the Closure Protocol (2007) the purpose of

it is to:

e provide a coordinated approach to the process of assisting all park residents,
displaced by a residential park closure, who would otherwise be at risk of
homelessness or losing access to support services or networks critical to their
health and well-being;

e set out the principles to be applied by the protocol partners in assisting park
residents who are in need of assistance and eligible for the standard services
provided by the participating agencies;

e document the procedures for assisting with the relocation of those residents.

It is also noted that a Closure Response team has the role of:

Providing park residents with information on the park closure, on their
rights and entitlements and of the forms of assistance available to them;

Developing a cooperative relationship with local NGO’s assisting park
residents;

Interviewing park residents who request assistance;

Developing and carry out an assistance plan for each park resident who
requests assistance;

Providing park residents who request assistance with information, advice,
support and assistance as is appropriate to each agency’s role and the
resident’s housing related needs;

Monitoring the park closure process.

It is important to note that not all residents will seek or be entitled to
assistance with relocating to alternative accommodation. The protocol will
target assistance to those households most at risk of homelessness and most
vulnerable. It states that this group may include -

e people with disabilities;

e young people unable to live at home;

o frail older people;

¢ women with young children;

e marginalised Aboriginal households;

e women in transition from domestic violence;

o former inmates or offenders under the supervision of Community Offender
Services (COS); and

e people with mental health problems and disorders.
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5. CONSIDERATION OF SOCIAL IMPACTS

The closure of the tourist park will have a number of social impacts on residents who
relocate and for the availability of tourist park accommodation.

5.1 Potential Impact on the Supply of Low Cost Tourist
Accommodation

5.1.1 Importance of Tourism

Tourism is recognised as an important contributor to the Byron LGA’s economic
development, with expenditure estimated to be $411 million during 20074, employing
approximately 2,500 full-time equivalent jobs®. In 2007, an estimated 1.25 million
tourists visited the Byron LGA, with domestic day trippers accounting for almost half
(47.8% or 599,000 visitors), followed by domestic overnight visitors (40%, or
484,000).6 The number of tourists visiting the Byron Shire between 2010 and 2020 is
expected to grow only marginally.

In 2007 Council’'s Tourism Management Plan 2008-2018 undertook a detailed audit
of local accommodation and other infrastructure supporting tourism. It identified that
there are approximately 1,121 individual accommodation establishments which
provide a total of 14,061 bed spaces (the majority of which are located in the
township of Byron Bay), with an estimated occupancy rate of approximately 56%.’
The predominant type of tourist accommodation available in the Byron LGA is holiday
apartments / holiday houses (55%), although these only accounted for 21% of bed
spaces.

5.1.2 Caravan Parks in Byron Bay

Supply

There are 13 camping grounds/caravan parks in the Byron LGA, providing a total of
5,255 or 37% of total bed spaces in the LGA. The closest caravan park to the site is
Cape Byron Van Village, located on the opposite side of Ewingsdale Road near the
site (200 metres). Providing the range of typical park accommodation, Cape Byron
Van Village offers the following facilities not present at Belongil Fields -

¢ Swimming Pool

e Tennis Court

e Well equipped Camp Kitchen
e Internet Kiosks

e Wireless Internet

4 Ibid.
5 Byron Shire Council (52010), Section 94 Contributions Plan.

6 Tourism Australia (2008), Tourism Profile for Local Government Areas in regional Australia — Byron
Bay. Available at:

http://www.ret.gov.au/tourism/Documents/tra/local%20government%20area%20profiles/Byron%20LGA.
pdf. Tourist counts include international, domestic overnight and domestic day visitors.

7 ABS Survey of Tourist Accommodation, as cited in the Byron Shire Section 94 Contributions Plan
2010.
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Other sites in Byron Bay are? -
e First Sun Holiday Park (1.9 km);
e Clarkes Beach Holiday Park (3.1 km);
o Suffolk Beachfront Holiday Park (6 km);
e Byron Bay Tourist Park (4.5 km).

Outside of Byron Bay there are caravan parks located at most settlements up and
down the coast.

Demand

The most recent data available from the ABS (March 2010 release) indicated that
occupancy rates within caravan parks/camping grounds in the Byron LGA have
declined over the last five years, from 53.1% in December 2005 to 49.5% in
December 2009.° Given that these are a summer peak figure, it is likely that average
occupancy rates are much lower. Further, the Tourism Management Plan suggests
that the “the proportion of domestic visitors who stayed in a caravan park or
commercial camping ground has decreased from a mean average of 20% during the
period 1999-2005, to an average of 13% in 2006 and 2007".

This is confirmed by caravan site occupancy rates in the LGA, for each of the last 12
months (identified in the following table). Even at peak tourist season, occupancy
rates are under 60%.

Table: Average caravan site occupancy rates in the LGA
July 2009 43.9%

August 2009 39.2%

September 2009 | 47.9%

October 2009 46.8%

November 2009 | 45.5%

December 2009 | 55.2%

January 2010 56.1%

February 2010 43.7%

March 2010 41.5%
April 2010 54.2%
May 2010 39.5%
June 2010 39.4%

Source: ABS - Tourist Accommodation, Small Area Data, New South Wales Jun 2010

Within the LGA, there were 147 permanent residents of caravan parks as at June
2010, an increase of 3 from September 2009°.

8 Measurements are in a straight-line.

9 ABS, Tourist Accommodation, Small Area Data, December 2005 and December 2009, Catalogue No.
8635.1.55.001.
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Future Growth

Despite the apparent decline in occupancy rates of caravan parks/camping grounds
within the Byron LGA, Council recognises the importance of retaining low-cost tourist
accommodation, as indicated in Action S3.2.5 of its Tourism Management Plan. In
Councils adopted Affordable Housing Option Strategy, 2009 (AHOP), Strategy 14
explicitly 'Seek to Increase Low Cost and Affordable Rental Housing through Market
Provision'. Implementing this strategy, Council resolved (09-832) to seek expressions
of interest for the establishment of Caravan Parks/Manufactured Home Estates on
private land for medium and Long Term affordable housing in Byron Shire. In May
2010 Council received 15 expressions of interest from land owners for new caravan
park or MHE sites at the following locations - Bangalow (1), Billinudgel (2), Brunswick
Heads (5), Byron Bay (3), and Mullumbimby (4). Following assessment, 8 sites were
considered to have potential (requiring further investigation). In addition, the
development potential of 7 sites located on public lands was assessed. These are
located at Bangalow (1), Byron Bay and Suffolk Park (3) and Mullumbimby (3). Of
these, 5 were considered to have potential requiring further investigation, 2 of which
are in Byron Bay (at the former South Byron Sewage Treatment Plant and the Suffolk
Park Caravan Park). On 26™ August Council resolved to incorporate potential sites
into the LGMS, which is anticipated to take 2 to 3 years to finalise.

Byron Shire Council is also currently considering the future of Suffolk Beachfront
Holiday Park due to the sites classification as Community Land, in conflict with the
operation of a caravan park.

5.1.3 Findings

There will be a loss of relatively low cost accommodation as a consequence of the
closure of the park. However:

o Occupancy rates at Belongil Fields are low, and the potential loss will not in
reality affect a large number of tourists or permanent residents. The closure of
the park will result in the loss of 49 long term van sites, of which 8 are
occupied. It is estimated that Belongil Fields provides just 2% of the LGAs
caravan park accommodation;

e Other existing caravan parks have spare capacity to offset the decline in
supply. It is our understanding that the nearest caravan park (Cape Byron
Van Village) has spare capacity for tourists for the majority of the year;

o Whilst a detailed assessment of available alternative caravan parks has not
been undertaken, cursory investigations confirm that all are better positioned,
more modern, and serviced to a much higher standard than Belongil Fields.
Belongil Fields is an out of centre site, located away from key tourism
attractions such as the beach;

e The park is not needed to meet demand from international visitors. Council’s
2007 audit found that international visitors, which numbered 169 million in
2007 (13.5% of visitors) mainly stayed in ‘backpacker’ hostels.10

e The closure of the park will not have an impact on the availability of crisis
accommaodation, as it provides no such accommaodation.

e The EOI's identified above demonstrate that there is likely to be ongoing
development of low cost tourism accommodation in the LGA, which will
also compensate for any loss at the site. Further, the closure of the

10 Byron Shire Council (52010), Section 94 Contributions Plan.
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caravan park is not expected in the short term, by which time some of these
proposals could eventuate.

e The use of the site as a caravan park is not the highest and best use of the
site. Byron Bay has a high level of housing demand, and a limited number of
sites at which it can be provided.

It is acknowledged that tourists will need to find alternative low cost accommodation
in the area. However there is a wide range of options available elsewhere in the hotel
accommodation, motel and backpacking sectors.

It is likely that residents will face difficulties in finding permanent sites on other parks
in Byron Bay. In order to remain living at a caravan park in Byron Bay residents may
have to move every 60 days. It is likely that residents will need to leave Byron Bay,
and this will have a social impact. Of the 9 permanent residents, 2 have indicated
that they plan to leave the LGA. If all permanent residents remain at the site, up to 7
tenants may be seeking comparable accommodation at the time of any closure.

It is probable some residents would be able to enter the mainstream rental market.
The level of employment is relatively high (in trades occupations) and residents have
a generally long association with the park indicating residential stability. There are no
families with children and all are single person households. Few residents are on a
pension. It appears that some residents have not done so as they prefer to live in a
caravan park for the flexible lifestyle it offers (for example, enabling them to travel
elsewhere whilst maintaining a permanent residence at low cost (several tenants
travel overseas for several months at a time)). However mainstream rental
accommodation is difficult to source in Byron Bay itself, as the rental market is
extremely tight (0.8% vacancy ratell). The rents paid at Belongil Fields ($78 per
week off-peak long-term, to be reviewed in 2011) are lower than the prevailing rents
for 1 bedroom units in the LGA ($200 per week median rent). Whilst somewhat more
expensive, the standard of accommodation is different however. One bedroom
apartments have a separate bedroom and self contained in terms of bathrooms and
toilets. The available floor space is invariably larger. Although rents are lower, the
standard of accommodation in the caravan park is significantly lower. There are other
barriers to entry to the private rental market that may limit the potential for persons to
move.

The residents remain generally positive about the effect of any closure. They hold
concerns about finding new accommodation, but have no explored the market.
Residents will require assistance to find alternative accommodation and proposed
mechanisms are detailed in Section 6.

11 postcode data, October 2010, sgmresearch.com.au
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5.2 Potential Impact on Park Residents

5.2.1 Overview

Around 44,000 people live in residential caravan parks in NSW22, Traditionally,
caravan parks in Australia have been used for short-term, budget holiday
accommodation, particularly along the coast. However, increasingly they have been
used as an affordable housing option for retirees and other sectors of society who,
for a variety of reasons have not been able to able or willing to live in more
permanent accommaodation.

It must be noted that research undertaken by the Australian Housing and Urban
Research Institute (AHURI) states that there has been very little research undertaken
as to the characteristics of individuals and households who reside in caravan parks
and the risk factors they face®.

Research conducted by Whittish in 1999 found that youth, women (especially women
with children escaping domestic violence), families, and single men are the main
social housing tenants in caravan parks'®, and are also the main target groups for the
Supported Accommodation Assistance Program (SAAP)™. All residents on this park
are single males with no youth and no women.

Residential parks have 3 main roles to play in housing provision: they “provide a
retirement option for those of limited means, an entry into a form of home ownership
for those unable to enter the mainstream market and accessible accommodation for
those with few rental options”6. Common characteristics of residential park residents
report are:

People who find it difficult or too expensive for regular rental tenancies
People leaving institutions and those who need to be near those in institutions
People changing jobs

People with a disability (often intellectual or psychiatric)

People who have been referred from government or community agencies
People who like a flexible lifestyle

People who are waiting for social housing?’.

Those most at risk from residential park closures include:

o residents who own their dwelling and rent the site (especially elderly owners
who may not have the additional funds to relocate their van); and

e residents who rent both the dwelling and the site (often includes those who
may have failed to maintain tenancies in the private rental market)'®.

However, as noted in a report by the Parks And Village Service (PAVS) NGO, parks
are inappropriate for people in crisis. “The lack of privacy,... the significant numbers
of people with challenging behaviours, the confined spaces and a management

12 From www.tennants.org.au Tenants News 12 Sept, 2003.

13 Wensing, E; Holloway, D and Wood, M (2003) Housing Risk Among Caravan Park Residents, AHURI.

14 | ibid, p1.
15 Bisset et al: 1999 in ibid, p1.

16 park and Village Service (2002) No Place for Home, accessed from www.tennants.org.au, 24 June 2005.
17 pid pe.
18 Wensing, E; Holloway, D and Wood, M (2003) Housing Risk Among Caravan Park Residents, AHURI, pg.v.
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»n19

inexpert and untrained in handling people is crisis all increase stress and trauma”=".
The report goes on to state however, that park owners are running a business and it
should not be up to them to provide a social service which should be managed by the
government. Although this needs to be considered, as stated previously, the park
does not offer any crisis accommodation.

5.2.2 Findings

The following impacts are likely to arise from any closure of the park -

Uncertainty - The SSS application is likely to have created some uncertainty

with existing residents in terms of the future of the park and the security of
their accommodation. Park management has taken steps to advise the
residents of the application. Residents have been informed of the proposal,
and one on one interviews have been conducted with several of the
permanent residents to inform them of the redevelopment plans and the
process to ensure the residents are aware of their rights and the
responsibilities of park management. Nevertheless there is stress caused by
the uncertainty of the future.

Once the decision is made to close the park, there will be the stress caused
by closure and the uncertainty surrounding loss of accommodation. By this
time however, the percentage of residents who do not know what they will do
is likely to have decreased as some would make plans and take action to find
alternative accommodation. Those that have such opportunities will take them
as they arise.

In many cases residents will be unaware of their tenancy rights, adding to the
uncertainty and anxiety associated with a move.

The impact of Relocation - There are a number of concerns associated with
relocation including:

- difficulties in finding alternative accommodation (discussed in the previous
Section 5.1);

- difficulties in moving or selling a van;
- costs of the move and re-establishing the household.

The difficulties in finding accommodation are generally related to affordability.
Associated issues include not having sufficient references or not meeting real
estate agent eligibility criteria. A move to a unit or house would involve a
rental bond, utility bonds and telephone bonds in addition to rent in advance
on top of moving and re-establishment costs. There will be difficulties in
finding comparable caravan park accommodation in proximity to the site.

It is likely that some residents will have to pay increased rents depending on
where they move to and the accommodation they require.

Caravans are typically small and therefore the items to be moved would
typically be less than from a house or unit. Nevertheless there will be costs
involved in moving and re-establishing the home in another location. Some of
the vans on the site are old and would be difficult to move. This can create
stress and uncertainty and financial hardship in relocating.

19 park and Village Service (2002) No Place for Home, accessed from www.tennants.org.au, 24 June 2005, p19.
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The protocol states that "all residents are entitled to request assistance in the
event of a park closure. The Protocol partners will seek to ensure that
residents who request assistance:

- are offered assistance to find suitable alternative accommodation and
support

- have access to accurate and timely information on the relevant services,
including accommodation and support products, offered by each agency

- are advised on how to contact advocacy, financial and legal advice
services

- participate in the development and implementation of their Individual
Assistance Plan and be provided with a copy of the Plan

- are kept informed about the progress of the Closure Response Plan

It is our opinion from the survey responses that most residents are not likely
to be assessed under the closure protocol as being at risk of homelessness
or amongst the most vulnerable. A comparatively high proportion of residents
in the park are participating in the work force. All long term residents of
Belongil fields own their own van. No resident is aged over 65 years.

The permanent residents of the Belongil Fields in the main appear to fall into
the category of people who like a flexible lifestyle, however it is also clear that
affordability is very important consideration. No residents were referred by
government agencies and none were waiting for social housing.

In closures of similar parks around Australia, the largest concern has been
centred on the impact on families with children. No families or children live at
Belongil Fields.

e The impact of the closure on community cohesion or networks is not
expected to be high. Many parks act as a close-knit community, with
important social and emotional ties?®. However, in the case of Belongil Fields
it seems that this will be less of an issue for relocated residents. Most
residents of the park do not display a high level of community association with
most preferring to keep to themselves. They do not appear to be socially
isolated, with most stating that they have friends beyond the park.

20 Geggie, J and Eddie, G (2000) National Dissemination Program of the Hunter Caravan Project, The
Family Action Centre, University of Newcastle, accessed via www.newcastle.edu.au, 24 June 2005.
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RECOMMENDATIONS

The following actions should be implemented to reduce the potential impact if the
park is closed -

By the park owner:

providing regular letters to residents advising of the status of the proposal and
providing information on who to talk to for assistance in moving or for advice
on the move;

providing early advice on closures which can assist in achieving a smooth
transition to alternative accommodation;

advising residents of the rights and responsibilities of residents and park
managers as outlined in the relevant laws and regulations including contacts
for tenants advocacy groups;

advising residents of the process that will be put in place when the decision is
made to close the park (this can be best achieved by a question and answer
fact sheet outlining the closure notice to be given, the rights and
responsibilities of residents and park managers as outlined in the relevant
laws and regulations and the contact details of a range of government
agencies who can provide assistance);

maintaining the park in its current state and continuing to carry out repairs
and maintenance until the park finally closes;

advising the relevant government agencies, as outlined in the Closure
Protocol, of the closure and the timing of relocations;

participating in a Closure Protocol, as established by the relevant government
agencies, by liaising with the nominated Park Closure Liaison Officer and the
relevant agencies involved in the process of assisting residents to find
alternative accommodation;

by the early establishment of the process and procedures for notice and
relocation.

providing information to tenants about locally available rentals;

provide free use internet and assistance in using it, to search for new
accommodation;

comply with all requirements in relation to notice and relocation under the
Residential Parks Act;

provide written rental references to tenants.

By government agencies:

participating in the closure protocol as required to address the legitimate
needs of residents requiring assistance with relocation. Council to work with
the Department of Housing re closure protocol;
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7. CONCLUSION

There are a number of positive actions that can be taken to minimise the adverse
impact of the closure of the park, as detailed above. This includes the provision of
information and assistance, the establishment of a response team as recommended
in the Park Closure Protocol and specific actions proposed to be undertaken by park
management to assist in the process.

It is concluded that these mitigation strategies, if implemented will minimise the
adverse social impacts of the park closure.

On balance, and given the mitigation strategies proposed in this report, we see no
social impact grounds as to why the rezoning and redevelopment should not
proceed.

J:\2010\10028\Reports\Final\Appendix - Closure SIA.doc Page 14



BB C

CONSULTING PLANNERS

Enclosure 1

Tenant Survey
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WEST BYRON
SOCIAL IMPACT ASSESSMENT
RESIDENT SURVEY

My name is . I work for BBC Consulting Planners and we are undertaking a survey
of residents as part of a study to assess the impacts of the possible redevelopment of the
caravan park on the community and the residents.

We have been engaged by the owners of the caravan park to undertake a social impact
assessment.

This survey seeks to obtain some information regarding the residents of the park and their
housing issues. This will be used to help in assessing the impacts of the possible
redevelopment.

The information we will collect will be treated confidentially. We will not pass the
guestionnaires onto the Council or park management. We will summarise the findings of the
survey in our report and it will not be possible to identify any particular site or resident.

Participation in the survey is not compulsory. It will assist in providing a comprehensive
assessment of the impacts of the development.

Interviewer Notes:

Van only

Van with soft annexe

Van with hard annexe

Other facilities (telephone etc)

Interviewer’'s Name
Date Time
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1. | How long have you lived at this caravan park? | ... yrs
werr....mths

2. |How long do you intend to stay here (if the| ... yrs
redevelopment does not proceed)? .....mths

3. | Where did you live before moving to this park? Suburb or Location

4. | What type of accommodation did you live in before moving to this park?

Own home

With family

Private rental house or flat

Public housing (Department of Housing or Community Housing)

Another caravan park

No fixed address

With friends

Other
(] 01117 P PP

5. | Why did you choose to live here?

asterisk]

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and

Close to work

Close to family or friends

Close to services (ask what kind in particular)

It was affordable

Like living in caravan parks

Readily available and easy to get in

Needed a place quickly (emergency situation)

Couldn’t meet agents requirements for references etc

Waiting for a Department of Housing property

Don’'t know

Did not want to say

Other (please record)
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6. | What was the main reason for moving out of your previous home?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Relationship breakdown or new relationship

Wanted privacy/live my own life

Too expensive

Moved to Sydney or to be near work/family/friends

Evicted

Personal reasons

Did not want to say

Other (please record)

7. | How do you feel about living at the park?

Very good Good Neutral Bad Very bad

8. | What is it that is good (positive) about living here?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Affordable accommodation

Good friends at the park / a good sense of community

| like the lifestyle

Support from others in the park or from park management

Close to family/friends

Close to work

Easy to move on

Good facilities at the park

Did not want to say

Other (please record)

9. | What is it that is bad (negative) about living here?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Lack of privacy

Amenities too far away

Park not well maintained

Noise

Van too small or too old

Did not want to say

Other (please record)
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10| Do yo have many friends at the park?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Keep mostly to myself (ourselves)

Others help out

Friendly people say hello and look out for you

Did not want to say

Other (please record)

11| Are you involved in any social activities at the park? Yes

No

Prompt for examples

12| What services do you use in the area? Where?

Shopping

Medical

Recreation (sports)

Leisure

Other (please record)

13| How do you feel about the possibility that the park will close?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Concerned about the future

Neutral feelings

Not bothered

Concerned about other tenants

Other (please record)

14| Where will you move to if the park closes (specify location if known)

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Move to another caravan or mobile home park

Move back home

Live with family

Rent a flat or house

Department of Housing or Community Association housing

Don't know, no possibilities at this stage

Did not want to say

Other (please record)
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15| (For those who don’t know), what are the possibilities?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Move to another caravan or mobile home park

Move back home

Live with family

Rent a flat or house

Department of Housing or Community Association housing

Did not want to say

Other (please record)

16/ What are your concerns about finding alternative accommodation?

[prompt if necessary; tick more than one if multiple reasons; ask for main reason and
asterisk]

Rent/bond too expensive

Not likely to be accepted as a private
tenant/ no references

Having to deal with real estate agents

Don’t want to move out of the area

Loss of friends at the park

Don’t know where | (we) will go

Like caravan park lifestyle

No other parks in the area

Did not want to say

Other (please record)

17| How would moving affect you?

Record responses
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We would like to ask some general questions about the people who live here.

18

How many people live in this van and what is the age and gender?

Age group Person 1

Person 2

Person 3

0-4

5-12

12-19

19-24

25-39

40-64

65-74

75+

Male

Female

19

What is the type of household?

Without children

With children

Lone person household

Couple

Related adults

Unrelated adults

Other (please record)

20

What is your employment situation

Status Person 1

Person 2

Person 3

Working F/T

Working P/T

Working casual

Student

Unemployed

Disabled pension

Aged pension

Carer / parent

Other (please record)

21

Do you own a car? 0 cars

1car

2 or more cars
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