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Attachment B – Apartment Design Guide Assessment
NORTHERN REGIONAL PLANNING PANEL 





	PANEL REFERENCE & DA NUMBER
	PPSNTH-427 – BYRON – 10.2025.212.1 

	PROPOSAL 
	Amended DA - Demolition of public toilets (heritage item), car park and tree removal. Affordable housing mixed use development comprising shop top housing (28 apartments above ground level), one ground floor commercial premises and ground floor boarding house, carparking, landscaping and associated services


	ADDRESS
	Lots 6, 7 & 8, Section 3 DP 2772 – 57 Station Street Mullumbimby




Apartment Design Guide (ADG) Assessment
	Objective
	Compliance 

	Part 3 - Siting the development

	3A-Site analysis

	3A-1 
Site analysis illustrates that design decisions have been based on opportunities and constraints of the site conditions and their relationship to the surrounding context.
	Complies
Many of the design decisions have been based on opportunities and constraints of the site. The design caters well for solar access/overshadowing, prevailing winds, topography, flood, building footprint, landscaping and tree retention, communal open space, outlook, building access and egress and car parking. 

The amended DA #2 Station Street façade treatment is more compatible with the aesthetic character of the Mullumbimby Heritage Conservation Area, and the proposed landscaping and footpath works will enhance the Station Street public domain.


	3B-Orientation

	3B-1 
The building types and layout respond to the streetscape and site while optimising solar access within the development.
	Complies
The building layout responds well to the streetscape and site while optimising solar access within the development. The primary access to Station Street is well defined, while vehicular access is within the footprint of building and located from the rear laneway.
The orientation and articulation of the building maximises solar access. The proposed 3m-6m setback from the southern boundary in a commercial zone is very generous and serves to minimise overshadowing on the adjacent commercial premises. 

	3B-2 
Overshadowing of neighbouring properties is minimised during mid-winter.
	Complies
Overshadowing of the adjacent southern properties is minimised during mid winter. 
· The amended DA relocated the entire building 0.7m further from the southern boundary.
· The adjacent southern allotments are within an employment zone where consideration of solar access is not as significant as it is in a residential zone.
· The proposed 3m-6m setback from the southern boundary in Zone E1 Local Centre is very generous and also serves to minimise overshadowing on the adjacent commercial premises. 
· The northern end of 3 of the 5 adjoining southern allotments are used as car parks. The other 2 adjoining southern allotments are heavily vegetated in the northern parts of the lots therefore have minimal existing solar access. 


	3C-Public domain interface

	3C-1
The transition between private and public domain is achieved without compromising safety and security.
	Complies
· The proposed development provides clear definition of the of the Station Street frontage and the rear McGoughans Lane.
· The building layout provides high levels of passive surveillance of all adjoining areas.
· Perimeter fencing and landscaping to site boundaries is provided.

	3C-2 
Amenity of the public domain is retained and enhanced.
	Complies
· Extensive landscaped areas.
· Balconies on street frontage assist with building articulation.
· Driveway off McGoughans Lane within footprint of the building.
· Garbage areas located out of site.
· Street access, pedestrian paths and building entries clearly defined.
· Building façade treatment is compatible with the aesthetic character of the Mullumbimby Heritage Conservation Area, and the proposed landscaping and footpath works will enhance the Station Street public domain.


	3D-Communal open space

	3D-1
An adequate area of communal open space is provided to enhance residential amenity and to provide opportunities for landscaping.
	Complies
· Extensive communal gardens on both north and south sides of the building, accessed by three sets of stairs and a lift.
· Northern landscaping is a combination of private courtyards and communal areas.
· The southern courtyard is open to the car park
· Communal space provided on 1st level.
· Proposed development provides a landscaped area of 510.6m2 (30.2% of the site area).

	3D-2
Communal open space is designed to allow for a range of activities, respond to site conditions and be attractive and inviting.
	Complies
· Communal open space within the site totals 510.6m2.
· Communal landscaped areas located around the site perimeter, many with good solar access for winter and some shaded for warmer months.
· The site is also within walking distance to numerous public opens spaces and parks.

	3D-3
Communal open space is designed to maximise safety.
	Complies
· The design of the building provides numerous opportunities for passive surveillance over open space areas.
· Fenced perimeter.

	3D-4
Public open space, where it is provided, is responsive to the existing pattern and uses of the neighbourhood.
	N/A 

	3E-Deep soil zones

	3E-1
Deep soil zones provide areas on the site that allow for and support healthy plant and tree growth. They improve residential amenity and promote management of water and air quality.
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	Complies
The site is currently an asphalt car park with some perimeter trees and shrubs. The proposal substantially increases the amount of deep soil planting. The proposal involves 30% deep soil planting, exceeding the 7% required by the ADG.

	3F-Visual privacy

	3F-1
Adequate building separation distances are shared equitably between neighbouring sites, to achieve reasonable levels of external and internal visual privacy.
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	Complies
· The site is well separated from existing residential development and surrounding development is commercial.
· Proposed 3 storey building with required 12m separation (half or 6m to be provided on subject site. Windows and balconies are predominantly set 6m from side boundaries, so comply with 12m.
· Where the side setback is 3m, generally there are bedrooms or service rooms and balconies have a combination of columns or solid balustrades for privacy.

	3F-2
Site and building design elements increase privacy without compromising access to light and air and balance outlook and views from habitable rooms and private open space.
	Complies
· Communal open space separated from private open space.
· Compliant setbacks (refer to 3F-1).
· Balconies are all located off living rooms.

	3G-Pedestrian access and entries

	3G-1
Building entries and pedestrian access connects to and addresses the public domain.
	Complies
· The main residential entry from Station Street is clearly defined.
· A civic scaled brick seat addresses the footpath and openable shop windows face the street.
· Residents access the stairs and lift from clear pathways off the entry and the landscaped courtyards.

	3G-2
Access, entries and pathways are accessible and easy to identify.
	Complies
· Building access areas, including stairs and lift, are clearly visible from the public domain and communal spaces.
· The design of the ground floor and carpark minimise level changes along pathways and entries.
· Steps and ramps are integrated into the building and landscape design.

	3G-3
Large sites provide pedestrian links for access to streets and connections to destinations.
	N/A


	3H-Vehical access

	3H-1
Vehicle access points are designed and located to achieve safety, minimise conflicts between pedestrians and vehicles and create high quality streetscapes.
	Complies
· A single two-way driveway off the rear lane, designed by a traffic engineer, to comply with the relevant standards regarding gradient, clearances and sightlines.
· The existing driveways that cross the footpath on Station Street are removed, improving safety and the pedestrian environment.

	3J-Bicycle and car parking

	3J-1
Car parking is provided based on proximity to public transport in metropolitan Sydney and centres in regional areas.
	N/A
However, car parking provided in accordance with clause 148(2)(a) of SEPP (Housing) 2021.

	3J-2
Parking and facilities are provided for other modes of transport.
	Complies
· 10 x Bicycle parking provided.
· 4 x EV car parking spaces provided.
· The site is in the town centre with excellent pedestrian access.

	3J-3
Car park design and access is safe and secure.
	Complies
· Car parking complies with clause 148(2)(a) of SEPP (Housing) 2021.
· Council’s Development Engineer is satisfied with proposed car parking.
· Clearly defined access/egress from McGoughans Lane.
· Driveway within building footprint.

	3J-4
Visual and environmental impacts of underground car parking are minimised.
	N/A
At grade car parking (no basement).

	3J-5
Visual and environmental impacts of on-grade car parking are minimised.
	Complies
· The at grade car parking is not visible form Station Street with access/egress from rear McGoughans Lane.
· Benefits include: no excavation; easy access to lift and stairs; no fire escapes from basement required; no mechanical ventilation system required.

	3J-6
Visual and environmental impacts of above ground enclosed car parking are minimised.
	N/A

	Part 4 – Designing the building

	4A-Solar and daylight access

	4A-1
To optimise the number of apartments receiving sunlight to habitable rooms, primary windows and private open space.
· 70% of apartments minimum 3hrs sunlight mid-winter between 9 am -3 pm.
· No more than 15% of apartments receive no direct sunlight between 9 am – 3 pm.
	Complies
· 23 of the 28 shop top housing apartments (82%) exceed the minimum 3 hours mid-winter solar access between 9 am and 3 pm.
· 2 dwellings that get their best light from the east receive approximately 1 - 1.5 hours mid-winter sun between 9 am - 3 pm. These apartments receive sunlight from sunrise to 9 am.
· All apartments have verandahs that provide solar access and pleasant outlook.
· 3 apartments (10.7%) don’t receive sun to living room windows between 9 am – 3 pm. There are no single orientation south dwellings (0%).

	4A-2
Daylight access is maximised where sunlight is limited.
	Complies
See above.

	4A-3
Design incorporates shading and glare control, particularly for warmer months.
	Complies
Inset balconies, eaves, hoods, screen planting and landscaping provide solar access control.

	4B-Natural ventilation

	4B-1
All habitable rooms are naturally ventilated.
	Complies
All habitable rooms are naturally ventilated and many living rooms are ventilated and receive light from two sides.

	4B-2
The layout and design of single aspect apartments maximises natural ventilation.
	Complies
All single orientation apartments face north with inset balconies to assist with ventilation.

	4B-3
The number of apartments with natural cross ventilation is maximised to create a comfortable indoor environment for residents.
· At least 60% of apartment are cross ventilated
· Depth of a cross through apartment does not exceed 18m
	Complies
· 100% of apartments are cross ventilated.
· Depth of cross through apartment less than 18m

	4C-Ceiling heights

	4C-1
Ceiling height achieves sufficient natural ventilation and daylight access.
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	Complies

The development has been designed to incorporate minimum floor to ceiling heights to habitable rooms of 2.7m. 
No two storey apartments proposed.

	4C-2
Ceiling height increases the sense of space in apartments and provides for well proportioned rooms.
	Complies

Well proportioned rooms proposed.

	4C-3
Ceiling heights contribute to the flexibility of building use over the life of the building.
	N/A

This objective is more applicable for apartment developments significantly higher than 3 storeys in a metropolitan setting.

	4D-Apartment size and layout

	4D-1
The layout of rooms within an apartment is functional, well organised and provides a high standard of amenity.
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All habitable rooms must have a window with minimum glass area not less than 10% of the floor area of the room.
	Complies
· Internal floor area of all proposed apartments exceeds design standards. 
· All habitable rooms have a window in an external wall with an area greater the 10% of the floor area of the room.


	4D-2
Environmental performance of the apartment is maximised.
· Habitable room depth limited to maximum of 2.5 x ceiling height.
· Open plan layout (living/dining/kitchen), habitable room depth limited to 8m from a window.
	Complies
· Habitable rooms depth under 2.5 x ceiling height.
· Open plan living/kitchen/dining under 8m depth from a window.

	4D-3
Apartment layouts are designed to accommodate a variety of household activities and needs.
· Master bedrooms minimum 10m2, other bedrooms minimum 9m2, excluding wardrobe.
· Bedroom minimum dimension 3m.
· Living rooms or open plan living room minimum width 3.6m for studio & 1 bedroom; and 4m for 2 & 3 bedrooms
	Complies
· All bedrooms equal or exceed minimum areas and dimensions.
· All living rooms equal or exceed these minimum dimensions.

	4E-Private open space and balconies

	4E-1
Apartments provide appropriately sized private open space and balconies to enhance residential amenity.
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· Minimum depth to count for balcony area is 1m.
· Ground level apartments – private open space instead of balcony, minimum area 15m2, minimum width 3m.
	Complies
· All apartments meet or exceed the areas and dimensions.
· Although not subject to the ADG, the four ground floor studio boarding house rooms have inset balconies that open out to communal gardens.

	4E-2
Primary private open space and balconies are appropriately located to enhance liveability for residents.
	Complies
· All balconies located adjacent to the living room to extend the living space.
· All balconies face north, east or west.
· Longer side of balconies to optimise daylight.

	4E-3
Private open space and balcony design is integrated into and contributes to the overall architectural form and detail of the building
	 Complies
The design of balconies and terraces is integrated into and contributes to the architectural form of the building. Balconies are recessed and assist with façade articulation.
Note. This design objective does not necessarily relate to matters considered in 3A-1 & 3C-2.

	4E-4
Private open space and balcony design maximises safety.
	Complies
All balconies and terraces will have balustrades that comply with the NCC.

	4F-Common circulation and spaces

	4F-1
Common circulation spaces achieve good amenity and properly service the number of apartments.
· Maximum number of apartments off a circulation core is 8.
	Complies

There are fourteen apartments on each level, serviced with two stairways and a lift (3 stairways for level 1). Seven apartments off each stairway on each level. 

	4F-2
Common circulation spaces promote safety and provide for social interaction between residents.
	Complies

Common circulation spaces are open and legible and provide good site lines.

	4G-Storage

	4G-1
Adequate, well designed storage is provided in each apartment.
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At least 50% of the storage to be located within the apartment
	Complies

· Each apartment provides storage in cabinetry, linen cupboards included in bedrooms, bathrooms, and kitchens. 
· Internal floor area of all proposed apartments exceeds design standards of ADG, thus providing increased potential for storage.
· Apartments do not have additional storage areas in the ground level parking area, however, over bonnet storage solutions do exist which can be dealt with post consent.

	4G-2
Additional storage is conveniently located, accessible and nominated for individual apartments.
	Potential compliance

No storage cages or the like are included on the plans. However, there may be potential to fit over-bonnet storage cupboards post consent.

	4H-Acoustic privacy

	4H-1
Noise transfer is minimised through the siting of buildings and building layout.
	Complies
· An acoustic report was provided and Council’s Environmental Officer is satisfied that the proposal is satisfactory regarding acoustic privacy.
· Interior separations in accordance with NCC requirements.
· PoM provided for boarding house including noise control.

	4H-2
Noise impacts are mitigated within apartments through layout and acoustic treatments.
	Complies
· An acoustic report was provided and Council’s Environmental Officer is satisfied that the proposal is satisfactory regarding acoustic privacy.


	4J-Noise and pollution

	4J-1
In noisy or hostile environments the impacts of external noise and pollution are minimised through the careful siting and layout of buildings.
	Complies
· The site is not a hostile environment, although at peak times it has minor traffic noise and retail activity noise.
· An acoustic report was provided, and Council’s Environmental Officer is satisfied that the proposal is satisfactory regarding acoustic privacy.


	4J-2
Appropriate noise shielding and attenuation techniques for the building design, construction and choice of materials are used to mitigate noise transmission.
	Complies
· An acoustic report was provided, and Council’s Environmental Officer is satisfied that the proposal is satisfactory regarding acoustic privacy.


	4K-Apartment mix

	4K-1
A range of apartment types and sizes is provided to cater for different household types now and into the future.
	Complies
· A range of apartment has been proposed including 12 x studio; 12 x 1 bedroom; & 4 x 2 bedroom.
· 24 of the proposed 28 shop top housing apartments are affordable and will be operated by a registered community housing provider. Of the 4 remaining apartments, 2 will be owned by Byron Shire Council (BSC) and another 2 will be leased by BSC.

	4K-2
The apartment mix is distributed to suitable locations within the building.
	Complies
The configuration of the mix of apartment sizes maximises solar access, private open space balconies and residential amenity. 

	4L-Ground floor apartments

	4L-1
Street frontage activity is maximised where ground floor apartments are located.
	N/A
Ground floor consists of a shop and 4 x house rooms. APR does not apply to boarding houses.

	4L-2
Design of ground floor apartments delivers amenity and safety for residents.
	N/A
Ground floor consists of a shop and 4 x house rooms. APR does not apply to boarding houses.

	4M-Building facades

	4M-1
Building facades provide visual interest along the street while respecting the character of the local area.
	Complies
The proposed development utilises a mixture of cladding materials and employs the use of articulation with the incorporation of verandahs compatible with the aesthetic character of the Mullumbimby Heritage Conservation Area. 

	4M-2
Building functions are expressed by the façade.
	Complies
· Building entries are clearly defined.
· Apartment features are expressed externally through face features including party walls and floor slabs.

	4N-Roof design

	4N-1
Roof treatments are integrated into the building design and positively respond to the street.
	Complies
The use of a hipped roof is consistent with housing stock in the Mullumbimby Heritage Conservation Area. The low pitch of the roof is acceptable given the eclectic mix of roof forms within the immediate vicinity of the subject development site.

	4N-2
Opportunities to use roof space for residential accommodation and open space are maximised.
	N/A

	4N-3
Roof design incorporates sustainability features.
	Complies
· Orientation and shape of the allotment enabled the roof design to incorporate a large percentage of the roof sloping down to the north.
· Roof top PV panels on north sloping roof section.
· Eaves and hoods are incorporated into the design of the building.
· Voids of stairways assist with the provision of summer ventilation of the building.

	4O-Landscape design

	4O-1
Landscape design is viable and sustainable.
	Complies
· Landscape design plan, prepared by Ivy May – Landscape Architecture, submitted as part of DA.

	4O-2
Landscape design contributes to the streetscape and amenity.
	Complies
· Landscape design plan, prepared by Ivy May – Landscape Architecture, submitted as part of DA.
· Indicative plant palette generally endemic species reflecting local ecology.

	4P-Planting on structures

	4P-1
Appropriate soil profiles are provided.
	N/A
· Landscaping not on structures.
· Deep soil – 508m2, planter boxes (ground level) connected to natural ground – 6m2. 30% of the site.

	4P-2
Plant growth is optimised with appropriate selection and maintenance.
	N/A
· Landscaping not on structures.
· Deep soil planting.


	4P-3
Planting on structures contributes to the quality and amenity of communal and public open spaces.
	N/A
· Landscaping not on structures.
· Deep soil planting.


	4Q-Universal design

	4Q-1 
Universal design features are included in apartment design to promote flexible housing for all community members.
20% of apartments incorporating Liveable Housing Guidelines – silver level.
	Complies
· Access Assessment and Design Statement, prepared by Access Consultant and Architect Richard Seidman, submitted with DA.
· Disabled Access & Egress Design Statement.
· Section 3.15.2 states 6 dwellings will need to satisfy LHA silver design requirements. Whilst the apartments are not nominated, a condition of consent can be used to satisfy the ADG requirement.

	4Q-2
A variety of apartments with adaptable designs are provided.
	Complies
· Three adaptable apartments proposed in accordance with Byron DCP B13.2.2 10% requirement. Condition of consent.
· Convenient access to communal and public areas.
· High level of solar access.
· Appropriate accessible car parking.

	4Q-3
Apartment layouts are flexible and accommodate a range of lifestyle needs.
	Complies
· A mix of dwelling types proposed including studios, 1 x bedroom and 2 bedroom.
· 2 bedroom apartments, second bedroom could be repurposed.
· Open plan living enables flexible living space options.

	4R-Adaptive reuse

	4R-1
New additions to existing buildings are contemporary and complementary and enhance the areas identity and sense of place.
	N/A
New building proposed.

	4R-
Adapted buildings provide residential amenity while not precluding future adaptive reuse.
	N/A
New building proposed.

	4S-Mixed use

	4S-1
Mixed use developments are provided in appropriate locations and provide active street frontages that encourage pedestrian movement.
	Complies
· Ground floor shop addresses the Station Street with an active frontage.
· Large areas of glazing and civic seat provided.

	4S-2
Residential levels of the building are integrated within the development, and safety and amenity is maximised for residents.
	Complies
· Residential entries are separate from commercial entries.
· Commercial service areas are separated from residential components.

	4T-Awnings and signage

	4T-1
Awnings are well located and complement and integrate with the building design.
	Complies
· All residential entries have projecting awnings integrated into the building.
· 1m awning projects over commercial entry along the Station Street façade and provides some shelter and enhances public amenity.

	4T-2
Signage responds to the context and desired streetscape character.
	N/A
No signage proposed.

	4U-Energy efficiency

	4U-1
Development incorporates passive environmental design.
	Complies
· Proposal exceeds ADG minima for solar access and cross ventilation.
· BASIX Certificate provided.

	4U-2
Development incorporates passive solar design to optimise heat storage in winter and reduce heat transfer in summer.
	Complies
· Proposal exceeds ADG minima for solar access and cross ventilation.
· Thermal mass in concrete slab floors.
· Inclusion of awnings and hoods over entries and windows.
· BASIX Certificate provided.

	4U-3
Adequate natural ventilation minimises the need for mechanical ventilation.
	Complies
· Proposal exceeds ADG minima for solar access and cross ventilation.
· 100% of apartments have cross ventilation.
· A combination of galleries, stairways, landscaping and aspect provide a high level of ventilation to enhance residential amenity.
· BASIX Certificate provided.

	4V-Water management and conservation

	4V-1
Potable water use is minimised.
	Complies
· BASIX Certificate provided.
· Endemic plant species used in landscaping.

	4V-2
Urban Stormwater is treated on site before being discharged to receiving waters.
	Complies
· Council’s Development Engineer satisfied that the proposed stormwater system is adequate.

	4V-3
Flood management systems are integrated into the design
	Complies
· All habitable areas above flood planning level.
· Council’s Development Engineer has recommended appropriate conditions of consent regarding flood.

	4W-Waste management

	4W-1
Waste storage facilities are designed to minimise impacts on the streetscape
	Complies
· Council’s Resource Recovery Contracts Management Officer is satisfied with the Waste Management Plan submitted with the DA, subject to minor amendments via consent conditions.
· Appropriate waste management area provided under cover.

	4W-2
Domestic waste is minimised by providing safe and convenient source separation and recycling.
	Complies
· Council’s Resource Recovery Contracts Management Officer is satisfied with the Waste Management Plan submitted with the DA, subject to minor amendments via consent conditions.
· Appropriate waste management area provided under cover.

	4X-Building maintenance

	4X-1
Building design detail provides protection from weathering.
	Complies
· Roof overhangs (600mm eaves) to protect wall
· Windows hoods
· Durable façade materials

	4X-2
Systems and access enable ease of maintenance.
	Complies
· Routine maintenance does not require scaffolding on the proposed building.
· Glazing on balcony doors readily cleaned on both sides.

	4X-3
Material selection reduces ongoing maintenance costs
	Complies
· Appropriate selection of external fabric materials: face brick base; concrete slabs and frame; infill metal siding L1 & L2; painted fc cladding on balconies readily maintained with need for scaffolding.
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