


clear success of changing the main street from 2 to 1
hour parking.
Movement is one of the key themes in the Bangalow
Village Plan, and we spend an inordinate amount of
time trying to implement our vision for a village
connected by safe off road shared paths, with the rail
corridor as the spine. Whilst we can't do anything
about the enormous volume of through traffic
Bangalow suffers, we can do something to reduce car
movements by residents and visitors. 

The following projects need to be completed prior to
any development under this scheme in Bangalow:
* The Rail Corridor Shared Path Project needs to be
extended east from the A&I Hall path to link with the
Rankin Drive area. These new residents need to be
able to access the village centre via this path to
reduce traffic. Rankin Drive has already seen a
significant amount of infill development. Rankin Drive
and Leslie Street have, over the last few years,
become busy streets with high and speeding traffic
volume. A development of the size suggested in this
Scheme will add untold traffic volume to these
residential streets. I live on Leslie Street and can attest
to the volume and speed of traffic heading up and
back from Rankin Drive now.
* The Byron Street shared path from Station Lane
across Snows Bridge to the sports fields must be
completed
* A new walk/cycle path down Ballina Rd must be
completed with an improved pedestrian crossing at
Feros Village across to the new Byron Street path.

2. Koalas 
Sections of the Rankin Drive area are koala corridors.
This requires a full assessment and necessary
accomodations made to the design of the
development.
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3. Heritage
In Ballina Road there are a number of significant
heritage houses and gardens that deserve protecting.
Whilst Ballina Road is not in the existing Bangalow
Heritage Conservation Area these houses are part of
the rural heritage of Bangalow, forming part of the
original housing stock of the village, and record the
farms closest to the village. There may be a case,
given that this Scheme will effectively enlarge the
footprint of the village, to expand the boundaries of
the Bangalow Heritage Conservation Area to include
Ballina Road.

4. Design for population groups
The new Census data needs to be analysed closely. In
the 2016 Census the greatest unmet need for medium
density/small housing was for our ageing population,
who are forced to leave Bangalow. Given the statistics
for older women and homelessness this is particularly
pertinent. Council needs to consider residential
models that are designed to provide accessible
appropriate housing for our ageing population.
Similarly we need residential models that suit young
people and single parent families.

Thank you
Jenny

Upload your feedback
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28th June, 2022 
 
The General Manager 
Byron Shire Council 
PO Box 19  
Mullumbimby  NSW  2482 
 
Email; council@byron.nsw.gov.au 
 
 
Subject:      Exhibition of Affordable Housing Contributions Scheme 
                     
Attention : Alex Caras 
                  Natalie Hancock     
 
As you are aware I have represented two landowners over a number of years who have endeavoured 
to move forward with proposals for affordable housing. 
 
I personally have been a supporter of trying to gain support from Council, from the Community and 
from the State Government Department of Planning for more housing and more affordable housing 
in Byron Shire. 
 
Briefly I want to touch on three (3) issues that make the current Planning proposal (Department Ref: 
PP-2021-7395) difficult: 
 

• Not all sites listed in the Planning Proposal have the same constraints and attributes. For 
example the land at 68 Rankin Drive Bangalow has infrastructure costs and alterations to 
infrastructure that are more expensive than other sites that are listed. Also the site at Lot 31 
DP 1222032 east of Coolamon Scenic Drive Mullumbimby will require expensive drainage 
as will Council s Lot 22 adjacent to ensure that the sites are not flooded. It should be noted 
that both the above Mullumbimby sites, as well as those south of Anne Street Mullumbimby 
shown on Figure 5.2 will require expert hydraulic studies  to ensure they can be developed. 

•  As proposed, the sites shown at Byron Bay, Bangalow and Mullumbimby will compete at a 
disadvantage with the major land releases at West Byron and Bayside Brunswick Heads. The 
loss of 20 % of land to affordable housing to Council as set out in the Proposal places the 
small landowners within the Proposal at a 20% disadvantage with the two major land releases 
that are already rezoned to Residential 

 
• Council s Development Approval process is difficult for all involved in releasing land to 

provide for housing. For example, the West Byron lands and the Bayside Brunswick lands 
have been creeping along to release for the past 16 years, meanwhile all land costs for 

RAY DARNEY TOWN PLANNING 
                 ph:        
Ocean Shores NSW 2483              email:  ray.darney@gmail.com 
                     ABN:    52 659 945 593 
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housing have skyrocketed. We all understand that many in our community resist change, all 
that this resistance has led to is that Byron Shire houses the rich and the famous. 
 

 
In order for for these small development sites listed in the current Planning Proposal to be 
developed economically , Council will either need to: 
 
(a) Provide for a flexible contribution based on expected development costs or 
 
(b) Provide for a much lower contribution than 20% as now proposed.       

 
                                
 
     Yours sincerely 
 
    
 
      Ray Darney 

 
 
 
 







crossing) to encourage walking and cycling between
activity points such as sports fields, parks and the
village centre and reduce car dependency - a key
priority is a walk/cycleway along the railway corridor
from the western to the eastern edges of the village.
3. The high heritage value of Investigation Area 12
deserves special attention because of the five listed
and recorded heritage items on Ballina Rd - refer
Byron Shire Heritage Study 2007. These dwellings are
all the grand old homes for which Bangalow is
renowned. We would therefore recommend that
further assessment and verification of such heritage
items be considered as a key issue requiring further
investigation. This idea is consistent with Ref Item Ba6
in the Exhibition version of the Residential Strategy -
to ensure that new developments build on the existing
residential character and promote a sense of
community.
4. The Affordable Housing Contribution Scheme,
version 01 includes a comprehensive financial
analysis of the benefits of the scheme. The AHCS
initiative is supported by the Bangalow Progress
Association and we look forward to the availability of
a legislated planning framework that addresses
community values while delivering genuine affordable
housing.

Upload your feedback
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sections of my land which you have identified for
affordable housing is not able to be built on and is
hence not suitable for development. 
I have also read you cost analysis and my honest
opinion is you have overstated the sales price of block
of land and you have underestimated the costs of
development in the Bangalow area. Hence your cost
estimates are fundamentally floored. I have offered
some more realistic costs for you:
Estimated cost of construction is well under what
could be considered a reasonable amount. Bangalow
has estimated $87,428 per lot including contributions.
This figure is considered to be in the range of
$150,000+ per lot.
The viability assessment is based on existing owners
not owing any money on the properties and that they
did not pay anything for it. This is completed
unreasonable considering that the Bangalow
properties are not new to the residential strategy and
have been in the Bangalow strategy for a number of
years. 
The policy is likely to result in the majority of the
properties not going ahead with any rezoning due to
the lack of economic viability, hence even less
housing will be provided which will in turn push up
housing prices worsening the affordable housing
crises.
A simple 50 lot subdivision will require the dedication
of 10 of the lots for affordable housing, these will
require $150k per lot to construct = $1,500,000 plus
the 10 x $800,000 of lost sales which will result in a
$9,500,000 affordable housing contribution.
To further make this point it cost me in excess of
$180,000 to do a boundary adjustment and so I am
confident your financial analysis is in need of
significant adjustment. 
As a final point, I would not see developing my land in
Bangalow as "worthwhile" financially and believe
having affordable housing would have a significant
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