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Building Element  Description  

Exposed Floor  Floor between units in Ground floor and Basement (Car Park): Suspended 

concrete floor, R2.0 insulation required. 

Exposed floor for Unit 201, R2.0 insulation required 

Internal Floor (Between Levels)  Concrete floor, no insulation required. 

Floor Coverings Carpet in Bedrooms and WIR 

Tiles in wet areas  

Timber in Kitchen/Living 

Ceiling (Between Apartments) Plasterboard ceiling, no insulation required.  

Exposed Roof/Ceiling Exposed concrete roof with plasterboard ceiling, R3.0 insulation required 

in ceiling. 

External Walls Brick Walls, R2.5 Insulation required. 

Party Walls (between Units) Between units: Concrete Walls or Lightweight Walls, min R2.0 insulation 

required.  

Internal Partition Walls (Within 

Units) 
Lightweight internal walls, no insulation required.  

Internal Walls (between internal 

corridor and unit; between unit and 

Lift/Stairs) 

Concrete walls: R2.0 insulation required. 

Glazing 

 

Whole of window values (glazing and frame):  

> Fixed and Sliding windows/doors: total U-value ≤ 3.2 and SHGCw = 0.35  

> Awning windows: total U-value ≤ 3.21 and SHGCw = 0.35  

Operable Windows / Doors Bi-fold/Concertina, Casement, Fixed and Awning windows/doors as per 

window schedule.   

Ceiling Fans  1 x 1200mm ceiling fan in each Bedroom. 

1 x 1200mm ceiling fans in every Kitchen/Living 

Entry Doors Sealed and weather-stripped 

Exhaust Fans 1 x Sealed and weather-stripped exhaust fan in each Ensuite, Bathroom, 

Laundry and Kitchen 

Recessed downlights Sealed (as per NatHERS default numbers) 

Roof Colour  Medium, Solar absorbance 0.5 

External Walls Colour  Medium, Solar absorbance 0.4 

Overshadowing  As per drawings and site plan.  
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IMPORTANT:

1. This plan has been prepared for the named client for the purpose of showing the physical features of the land to assist in designing future development, and should not be used for any other
purpose.

2. The title boundaries shown were not verified or marked at the time of survey but were determined by  existing title dimensions and occupation (where available), not by field measurement.  As
such, the location and dimensions of the boundaries shown may vary to that which is actually available at the site. This plan should not be used for building to boundary, or to prescribed
set-backs, without an accurate boundary survey.

3. Boundaries have been investigated and marked in accordance with the provisions of the surveying & spatial information act, 2017 and are based on the latest survey records available from
land registry at the time of survey. No responsibility can be taken for surveys at a later date which may vary boundary dimensions. any easements whether registered or implied have not been
investigated

Only the apparent physical features of services (manholes, pits, valves, fittings etc) have been located during  this survey. The true position of any underground service can only be determined by
pot holing.

 The position of service alignments shown on this plan must not be relied upon when designing services or buildings to be located in close proximity to them.  If existing services are critical for
design and construction  purposes, the service location must be accurately determined by pot holing or verification on site by the relevant service authority prior to the commencement of
design or construction.

4. Prior to any demolition, excavation or construction on site, the relevant person should make independent and updated enquiry of the 'Dial Before You Dig' service and any relevant service
providers for the purposes of:
· Verification of all services plotted from records only; and
· Possible location of any services altered since this survey was completed or any new services installed on or adjacent to the site.

5. No responsibility can be accepted by Byron Bay Surveying Pty Ltd for any damage caused to any underground service or any loss or injury so suffered if enquiry and verification have not
been completed  in accordance with this note.

6. Contours shown hereon depict the general topography of the site and do not represent the exact level at  any particular point. Variations in contours may occur due to earthworks undertaken
after the date of survey

7. This note is an integral part of this plan. Reproduction of this plan or any part of this plan without this note being included in full will render the information shown on such reproduction invalid
and not suitable for use.
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- EASEMENT BOUNDARY

vVv vVv - GARDEN LINEPLAN OF DETAIL SURVEY
REV DATE DESCRIPTION

A 19/10/2021 ORIGINAL ISSUE

DISCLAIMER

BOUNDARIES HAVE BEEN INVESTIGATED (NOT MARKED) IN ACCORDANCE WITH THE PROVISIONS OF THE SURVEYING & SPATIAL
INFORMATION ACT, 2017 AND ARE BASED ON THE LATEST SURVEY RECORDS AVAILABLE FROM LAND REGISTRY AT THE TIME OF SURVEY.

NO RESPONSIBILITY CAN BE TAKEN FOR SURVEYS AT A LATER DATE WHICH MAY VARY BOUNDARY DIMENSIONS.
ANY EASEMENTS WHETHER REGISTERED OR IMPLIED HAVE NOT BEEN INVESTIGATED.

THE POSITIONAL ACCURACY OF ANY CRITICAL FEATURE REQUIRES CONFIRMATION PRIOR TO ITS USE IN DESIGN OR CONSTRUCTION.
UNDERGROUND SERVICES HAVE NOT BEEN INVESTIGATED. CONSULT WITH "DIAL BEFORE YOU DIG" PRIOR TO ANY EXCAVATION WORKS.

LEGEND

- ADJACENT BOUNDARY
- SUBJECT BOUNDARY
- MINOR CONTOUR 0.2m
- MAJOR CONTOUR 1.0m

- WATER METER

DENOTES A TREE
(500,6,20) - APPROX, TRUNK DIA, SPREAD
RADIUS AND HIGHT.

- NATURAL SURFACE LEVEL

- WATER STOP VALVE

- GAS VALVE
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Site Analysis
Existing Conditions
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Site Analysis
Existing Streetscape

2-4 MILTON STREET 
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Site Analysis
Existing Streetscape
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Site Analysis
Approved 19-21 Shirley Street Streetscape

AHDLEVEL G 4.700

AHDLEVEL 1 7.700

AHDLEVEL 2 10.700

AHDROOF 13.700

AHDLOWER GROUND 2.000
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RL. 11.820 m

RL. 7.720 m

RL. 5.070 m

RL. 9.800 m

SUBJECT SITE
17 & 19-21 SHIRLEY STREET

BYRON BEACHCOMBER RESORT
23 - 25 SHIRLEY STREET

9 SHIRLEY STREET
OUTRIGGER BAY RESORT

27 SHIRLEY STREET
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Planning Scheme

KEY

 DM - Deferred Matter

 R2 - Low Density Residential

 R3 - Medium Density Residential

 SP2 - Rail Coriddor

Zones: DM - Deferred Matter Amendment #18
R3 - Medium Density Residential

Clauses: Clause 4.3 - Maximum Building Height 9m
Clause 4.4 - Floor Space Ratio 0.6
Clause 5.10 - Shirley Street Significance: Local

Development Controls: Byron DCP 2014 - Effective 11 September 2019
Byron Shire Development Control Plan 2014

Contribution Plan: Byron CP 2012 – Amendment 4

29 SHIRLEY STREET, BYRON BAY
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Apartment building are common along Shirley street and the development 
proposed is similar in scale to the surrounding developments.
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KEY

 Up to 5m High Buildings (generally 1-storey)

 6-7m High Buildings (generally 2-storey)

 8-9m High Buildings (generally 2.5+ storeys)

 Approved 1 Cavvanbah & 2 Milton Street (generally 1-storey)

 Approved 1 Cavvanbah & 2 Milton Street (6-7m height)

 Approved 19-21 Shirley Street (9m+ height)

Design Quality Principles (SEPP 65)
Part 1A - Identifying the Context
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Design Quality Principles (SEPP 65)
Part 1B - Local Character and Context

‘The context of the site could be considered as an ‘Urban Neighbourhoods’ as 
located within walking distance of centres and transitioning from low density 
residential to the south of Shirley Street to a slightly larger format on the 
beach side. 

The adjacent developments along Shirley street vary in size but seem to be 
mostly under the 9m height limit with sometimes higher roof forms. 

The materials used vary from timber cladding to masonry with common usage 
of screens to control the glare and light intake into the dwellings. To mitigate 
the busy traffic along Shirley Street, most properties have a front fence or 
masonry fence with strong planting and landscaping.

Screens to windows to filter light - Shirley St

Staggering of street fencing, use of masonry - Shirley St 3.5-storey is not uncommon on Shirley Street and represents the street 
scale of the neighbourhood
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Design Quality Principles (SEPP 65)
Part 2 - Developing the Controls

The development seeks to be an Oasis of good quality apartments in a lush 
landscape environment.

The minimum setbacks proposed respond to the 1800mm raise with 45 
degrees setbacks for shared property title boundaries to the West and the 
East. These are showing in the schematic section further in the report.

Deep soil zones are maintained all around the perimeter of the development 
for larger plantin. The basement carpark is largely located under the 
proposed buildings and entertainment areas.

The proposed development is organised around three (3) main building forms, 
of similar scale to the surrounding buildings. Along Shirley Street, we proposed 
a wider built form to the North and a narrower built form to the South to vary 
the building width along the street and marry with the existing street scape.

Within the built form, the apartments are oriented to have a minimum of 2 
facades to allow for cross ventilation. Most of the apartments have 3 facades, 
and the living areas are oriented in different direction to allow more privacy 
for the residents. All apartments can benefit from the North East aspect in the 
morning.

The new development will feature double glazed units and aim for 8 stars 
environmental certification.

The building envelope and building height controls are demonstrated in this 
document and shows the permitted 9m height following the natural ground of 
the site. There is a variation of over 1100mm in height difference on the existing 
site. The buildings positioning is reflected to respect the natural level with the 
development closer to the beach being located 600mm lower than the ones 
along Shirley Street.

KEY

 Deep Planting Zone on Natural Ground

 Podium Planting Zone - min. 1200mm depth
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Design Quality Principles (SEPP 65)
Part 3 - Siting the Development

The proposed development is responding to the adjacent building forms and 
propose a variety of building width along Shirley Street and building break to 
help the development integrate with the existing street scape.

All dwellings have a North aspect orientation with at least a secondary 
façade aspect with one façade with access to the communal areas. All views 
are directed to the views or adjacent streets with screened views to the side 
adjacent neighbours.

Two public pedestrian entries are located along Shirley Street and a third 
entry along Milton Street. A landscaped masonry wall with integrated planting 
will provide privacy and mitigate busy traffic noise and pollution as public 
domain interface.

Both main pedestrian entries along Shirley Street will host a water feature  
providing a relaxing transition and white noise from the busy Byron main 
street.

The carpark entry is located along Milton Street as a single access ramp to 
the carpark. The carpark entry will be open with main screen door located at 
the bottom of the ramp. The ramp will be used for car and bike access with 
extensive secured bike storage located at the basement level for residents.

The large central part of the site is used as external communal areas for 
the residents. A large organic shaped pool and decking will be provided as 
well as a covered shared lounge area for yoga, social gathering or BBQ. The 
apartment covering the lounge area is raised to provide 3.7m ceiling height. 

The extensive communal area
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Design Quality Principles (SEPP 65)
Part 4 - Designing the Building

All dwellings proposed benefit from great solar and daylight access with top 
floor apartment benefiting from additional skylight for additional daylight in 
living areas.

As all apartments have a minimum of 2 facades of different orientations, it will 
benefit from great natural ventilation. Most of the apartments will benefit from 
3 or 4 facades allowing indoor/outdoor natural air flow.

Ceiling height will be 2700mm in all habitable rooms and 2400 in bathrooms 
and kitchen areas.

The proposed dwellings mix vary between 140sqm and 280sqm apartment 
sizes with extensive open outdoor private spaces that can be screened in bad 
weather or hot days to mitigate glare control.

Each building have a dedicated entry minimizing common circulation and 
maximizing privacy between dwellings. High level of acoustic rating will be 
achieved for the shared masonry walls, and consideration was made to 
change the orientation of each living area to a different orientation to help 
with acoustics.

Storage cages are provided in the basement in addition to the abundant 
storage within the apartments. Minimum of 2 cars per apartment, some with 3 
cars, have been allocated in the carpark and the waste collection will be done 
in the basement from a private collection company.

Ground floor apartments are at ground levels and have direct access to the 
landscaped outdoor spaces around the building. Most Ground level dwellings 
have access to a private pool as well as access to the communal spaces and 
pool area.

Top floor apartments benefit from a roof top terrace directly accessible by 
private stairs.

The landscape design will be sympathetic to the surroundings using native 
trees and plants.

Masonry walls and durable material will reduce the maintenance for resident 
and give the development a feeling of durability and strength.

All dwellings will have lift access and levelled outdoor living areas to internal 
spaces for universal design access.

As part of the ESD credential, water tanks will be provided in the basement for 
water collection from the roofs and used for irrigation of common areas and 
private landscaping.

Apartments have access to excellent cross-ventilation
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Architectural Precedents

Building upon spatial and material qualities of the 
precedents provided by the client, the precedent imagery 
on this page looks to create a contemporary design 
approach using:

• Bagged brick masonry walls

• Screening elements to facilitate dappled light, allow 
cool sea breeze, and privacy for occupants

• Warm accents of materials for doors, windows, and 
frames

• Timber decking using tones and colours which 
complement the building walls

• Luxurious, bespoke outdoor lounge and poolside 
spaces 
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Material Palette

BR01 - BAGGED RENDER ON GREY BRICKS 
TO CREATE A NEUTRAL BUILDING BASE

SC01 - TIMBER SCREENS FACILITATING 
COOL BREEZES, DAPPLED LIGHT, AND 
SCREENING OF PRIVATE SPACES

GL02 - PHOTOVOLTAIC INTEGRATED GLASS 
BALUSTRADE

GL01 - PERFORMANCE GLAZING

MT03 - STEEL FRAME FULL HEIGHT GLAZING 
WITH BLACK POWDERCOAT FINISH

MT01 - BRONZE COLOUR METAL CLADDING MT02 -  METAL DETAILING - WHITE 
POWDERCOAT FINISH
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Artist Impression of the Communal Space
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Proposed Floor Plans
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Proposed Floor Plans
Site Plan

DA 1.01

rail corridor
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SCALE 1:500

Proposed Floor Plans
Basement

DA 1.11
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SCALE 1:500

Proposed Floor Plans
Ground Floor

DA 1.12

REFER TO CIVIL DRAWING 
FOR LEVEL CHANGES DETAIL
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REFER TO 
LANDSCAPE 
PACKAGE
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prior to the completion of construction. Floor 
areas, dimensions, fittings, finishes, tile patterns 
and setouts, and the like, and the specifications 
thereof, are indicative only, are not to scale and 
are subject to change without notice. Warranty 
that the information presented herein is a 
representation ofthe final product is not given 
either expressly or implied. Prospective 
purchasers must rely on their own enquiries.
All areas, numbers are rounded to the nearest 
whole number.

Builders/Contractors shall verify job dimensions before any job commences. Figured dimensions shall take precedence over scaled work.  Work shall also conform to the specification, other drawings and job dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not commence prior to the return of inspected shop drawings signed by the Architect/Consultant.Hayball retains copyright and grants the client a licence to use the Design for the purposes of 
this project and for the particular stage of services for which the Hayball has been commissioned only.© Copyright 2008 All rights reserved
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29 Shirley Street & 2‐4 Milton Street, Byron Bay, NSW
PROPOSED DEVELOPMENT SCHEDULE
DA RFI REVISED SITE PLANNING SCHEME

APPARTMENTS DESIGN
3 BED/3 BATH GFA m²* GBA m²** Visitor Car Spaces Resi Car Spaces Car Park Ratio

Basement 3720.0 7 62 2.5
Ground 10 2028.8 3184.2
Level 1 10 2028.8 2989.0
Level 2 5 752.6 1245.6

TOTAL 25 4810 7418.8
(total above ground)

* GFA & FSR is calculated on the internal face of external walls

**GBA includes Balcony Area, FSR, core and external walls (not including roof areas)

R3 ZONE
Apartment GFA * Private Open Space

Dwelling
m² (as per NSW 

Calculation for FSR) External Ground Balcony/Under cover Roof top terrace TOTAL POS
GROUND

001 159.2 185.0 61.2 n/a 246.2
002 140.7 61.3 64.2 n/a 125.5
003 141.4 59.8 48 n/a 107.8
004 139.4 147.7 100.4 n/a 248.1
010 187.1 76.6 61.2 n/a 137.8

LEVEL 1
101 159.2 n/a 45.9 n/a 45.9
102 140.7 n/a 63.0 n/a 63
103 141.4 n/a 41.3 n/a 41.3
104 139.4 n/a 80.8 n/a 80.8
110 187.1 n/a 61.5 n/a 61.5

LEVEL 2
201 144 n/a 62.7 129.3 192
202 140.7 n/a 63.3 129.6 192.9
203 141.4 n/a 41.4 134.0 175.4
204 139.4 n/a 80.8 134.0 214.8
210 187.1 n/a 61.5 143.8 205.3

TOTAL 2288.2 530.4 937.2 670.7 2138.3

R3 Zone SUMMARY
Site Area (m²): 3473.7
GFA @ FSR 0.6 ratio (m²): 2084.2
GFA @ FSR 0.66 ratio (m²): 2292.6
GFA Propsoed (m²): 2288.2 0.66
No. of Dwellings 15 (3 Bed/ 3 Baths)

7(f2) ZONE
Apartment GFA * Private Open Space

Dwelling
m² (as per NSW 

Calculation for FSR) External Ground Balcony/Under cover Roof top terrace TOTAL POS
GROUND

005 279.6 186.0 48.9 n/a 234.9
006 238.4 97.5 35.3 n/a 132.8
007 238.4 97.6 31.9 n/a 129.5
008 238.4 97.6 31.9 n/a 129.5
009 266.2 160.7 37.4 n/a 198.1

LEVEL 1
105 279.6 n/a 44.5 205.2 249.7
106 238.4 n/a 31.9 167 198.9
107 238.4 n/a 31.9 167 198.9
108 238.4 n/a 31.9 167 198.9
109 266.2 n/a 33.2 194 227.2

TOTAL 2522 639.4 358.8 900.2 1898.4

7(f2) Zone SUMMARY
Site Area (m²): 2463.3
Dwellings @ 1 per 300m² of site area 8.21
Proposed Dwelings 10

The information presented herein was produced prior to the completion of construction. Floor areas, dimensions, fittings, finishes, tile 
patterns and setouts, and the like, and the specifications thereof, are indicative only, are not to scale and are subject to change without 
notice. Warranty that the information presented herein is a representation of the final product is not given either expressly or implied. 
Prospective purchasers must rely on their own enquiries.
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