
Emma Heagney 

STRAPP10 

The zone is too narrow and does not include properties typically used as holiday 
rentals. Byron Bay's economy depends on tourism. A lot f the properties close too the 
beach will not be affordable rental properties. All that will happen is that jobs will be 
lost 



Amber Brodecky 

STRAPP100 

My primary source of income for living in the Byron Shire is the short term rental from 
my investment property. I also employ a gardener, cleaner and various local trades to 
maintain the property. I am strongly against this proposed policy and am concerned 
for all tourism operators.  

Create a rental pool of new homes outside of town rather than penalising business 
owners, who are also your rate payers 



Angela Spehr 

STRAPP101 

I work in the tourism industry in Byron and have done for the past 10 years (with the 
same company), i.e. 2012 - 2022.  I've seen the town change considerably with 
regards to # visitors each year, people moving here, and a wider range of businesses 
moving to the area as there is more of a thriving community year round. 

I also worked in tourism in Byron from 2004-2006 but left to find work with my degree 
elsewhere as it was impossible to find a job in Byron using my skills. Back then town 
was so seasonal and it was hard to get any job - the only options were tourism 
related where, outside peak season/school holidays, tourists were pretty thin and 
businesses had to work really hard to stay afloat.  Byron was like a ghost town 
outside peak season and while that was nice for the locals to enjoy the town and the 
surf, many of the workers had to leave to find work elsewhere or work multiple jobs 
just to earn a living. 

Back then also - holiday houses sat empty throughout town - the only way to book 
these houses was through real estate agents who booked via phone - there was no 
online booking/live availability or wide exposure in those days or the likes of Airbnb or 
Booking.com.  If you were lucky enough to find a house in town that wasn't empty, 
the rent was still high. 

Things have changed now where the holiday homes are booked rather than sitting 
empty, however nothing has changed with affordability relative to inflation as 
experienced in coastal towns up and down the coast.  If holiday homes are booked 
with suitable/screened guests and are managed well, it means houses don't sit 
empty, the town is vibrant with people, and businesses benefit from the dollars they 
bring to the community.  It means more jobs year round not only for the businesses 
who manage the holiday rentals, but the businesses that directly support them (e.g. 
photographers, stylists, cleaners, gardeners, pool cleaners, painters, handymen), 
and the businesses who benefit from the guests such as restaurants, tourist activities 
and even down to babysitting services, and the likes of circus arts, macadamia 
castle, crystal castle etc where parents take their kids for activities during their stay.  
All of these business have families to support, so it's important they have customers 
and a steady stream of revenue throughout the year (not just peak season). 

As a lot of homes are purchased so the owners can use them at their leisure, as has 
always been the case with the purchase of second homes in desirable tourist/beach 
locations around the country and world, they would not be returned the the 
permanent rental market if the cap goes to 90 days. They will sit empty as they used 
to 20 years ago, the vibrant town feel will be lost, tourism will drop and businesses 
will have to close.  If the owners have to choose 90 days to be booked, they would all 
choose the most lucrative periods - Summer, school holidays, and key events.  
Accommodation will be at an absolute premium as those are the only times people 
can find properties meaning it will be reserved for the wealthy only, rather than 
making the town available for a range of other people year round who can afford to 
visit in low season.  Town will be manic during those peak periods, and businesses 
will scramble even more than they are right now in a post CoVID pendemic world to 
find staff. 

This is a ludicrous tactic by the council to try and restore Byron to the 'old days' 
following on from Jan Barnham who stifled growth. Byron is a much more thriving 
community that now welcomes people year round, and has encouraged a range of 



businesses to move here permanently.  The opportunities in Byron are now much 
larger than they were 20 years ago.  If the cap is introduced, it will remove many of 
the tourists from the town - the ones we like...families who are less impact that 
choose holiday homes for the space and value compared to multiple resort rooms at 
$600 per night based on 2 people...   

One good thing is that Byron has no high rises or large corporations such as 
McDonalds, but the outcome has been that Byron has to grow out, not up...and 
people naturally have to move further from the centre as with any growing town. The 
council needs to stop using holiday letting as a scapegoat for people living out of 
town, stop trying to ruin the vibrancy of the town by providing no where for tourists to 
stay, and stop the real risk of closing many businesses down and jobs being lost by 
implementing this policy. 

I for one am sincerely concerned about my job.  After having to leave Byron in 2006 
to find better work elsewhere, I was able to secure a job using my degree and skills 
and have been there for 10 years.  This policy will mean we will not have sufficient 
revenue to operate at the level of staff we have now year round, and we will all either 
reduce hours as we did during CoVID, or people will lose their jobs.  Either way - we 
lose income and I cannot afford that after being through CoVID then the floods where 
by home is still back to framing 7 months after the event while I wait for insurance.   

Byron Council - do not do this. You will ruin the town and people's livelihoods. 



Jeannie Nove 

JCU Pty Ltd 

STRAPP103 

I request the boundaries for the STRA exclusion include The beach access roads 
along New Brighton, including River St, North Head Road and those along the beach 
at South Golden Beach. These areas, [particularly New Brighton have always been 
STR properties and are hugely popular with the tourists in the area. It is not an area 
that many locals would look at due to the higher rents required to upkeep the 
properties and their ongoing costs including land rates. 

These areas and the tourists they attract are significant supporters of the three iconic 
businesses in the area; Yum Yum Tree, Newy Store and Mrs Birdys Cafe. All three 
have suffered enormously throughout the pandemic with low tourism numbers and 
are only just holding on. The local community I belong too are extremely concerned 
for their viability already and cannot afford to lose these from the area as they make 
up an important part of the culture of the area. 



Colleen Thomas 

STRAPP104 

I support the proposal as un-hosted STRA can really have a negative impact on 
residential areas.  

I welcome the distinction between hosted and un-hosted STRA, being a person who 
offers a hosted STRA and who has never had any issues with guests or adversely 
affected the neighbours by having guests.  

Byron certainly needs more renal accommodation and I hope this generates more 
opportunity for local people. 



Kevin Lee 

SMART MOVE HOLDINGS LIMITED 

STRAPP105 

The widely accepted definition of insanity is 'doing the same thing over and over, and 
expecting a different result'. What I outline below has been an issue for years: and no 
doubt has had plenty of discussion. But no real action or solution. As a previous 
home owner and resident of Byron's A&I precinct, STRA is not your major housing 
'issue'. We sold and relocated out of Byron Shire partly because of what I've outlined 
below.  

STRA is one of the problems confronting both Council and it's residents. Having lived 
in the A&I precinct, surrounded by STRA, owner occupied, share-houses and regular 
'tenanted' properties - it's easy to see that the #1 issue is actually the hundreds of 
dwellings, garages and sheds currently used as "share accommodation". Share-
houses generally have 6-8 adults residing there, many for 1, 2, 3 or 6 month stints 
(so the turnover of people is much greater). Generally each person works in 
hospitality, has a bicycle; an old car, five friends (who all arrive for drinks & food from 
10-11pm, after their last shift) and 2 x surfboards. You get the picture? 

Standard residences (houses & townhouses) were not approved, or built, to 
accommodate this many people and their belongings. It's also why in most of these 
properties, garages are not occupied by their vehicles: it's where the overflow of 
people live. Their vehicles block most streets and many footpaths - it's illegal in every 
state to park on the footpath but Byron 'overlooks' this?  

Share-housing is also a significant component of the Black Economy: inhabitants are 
mostly paid cash, and pay cash to whoever is on the lease - there are no records, no 
tax or GST, no compliance with tenancy regulations - and in many cases no smoke 
alarms.  

My estimate would be that between 1500-3000 people live in this situation across the 
Shire - they have a permanent and far greater impact on residents, than STRA 
properties. Council needs to find a way to build: 

1. a significant number of permanent 'affordable' accommodation complexes (be 
creative, you own & can rezone the land) and  

2. your own "short stay" accommodation solution for those 000's of people who are 
travelling, but also working in Byron etc. 

Council can be part of the problem, or Council can lead the way and be part of the 
solution. Creating the solution will elevate both Byron Bay & Council onto the world 
stage for this worldwide problem. It's your choice. 



Andrew Andis 

STRAPP106 

I am a home owner in Suffolk Park (Beach side and close to shops). I use the 
property for varying amounts of time throughout the year as I do regional work and 
holiday let it for the balance of the year when its available through one of the local 
Holiday Let Businesses. It will be my permanent home in the coming years however I 
haven't set a timeframe for this (nor does it matter). The fact is that Council is 
pushing a restriction that will directly create a financial burden on me as a rate payer. 
Due to the sporadic nature of my usage, I am in a position where I can't lease out the 
property long term unless I then pay expensive accomodation rates elsewhere for my 
work when I am up here, which is ridiculous. My home is a 5 minute walk to Tallows 
beach and the shops, so is in a prime holiday location. It is completely ludicrous that 
the Millionaires on Alcorn Street such as the Hemsworths, will be able to holiday let 
their properties 365 days a year, yet 2 blocks back from the beach, we can't. How 
does Council justify that?  

The majority of people that let our home at the moment are Resilience NSW flood 
victims and holidaying families with kids that don't want to stay in caravan parks or 
have to rent two rooms in order to fit their family in. These people don't have $25,000 
a week to lease a home on Alcorn Street during peak times. 

These restrictions will not only affect me but also gardeners, tradies, linen services, 
cleaners as well as the Holiday letting agents and can only result in job losses. We 
saw what happened to businesses in the shire during the pandemic and now Council 
seems hellbent on bringing back that same fate. People will take their holiday money 
elsewhere without question. When there are no jobs, the people struggling to afford 
somewhere to live will be worse off. Many homes like mine will stay empty for 
whatever reason and Byron town will become a ghost town. This will not fix the 
housing crisis. Government housing will. 



Damian Byers 

STRAPP107 

My wife and I are permanent residents of Byron Bay. We own a 2 bedroom house 
with a small studio about 15 mins walk from the centre of the CBD. Before we moved 
into the house, we did long term rental for 4 years to a couple. We are strongly 
opposed to unregulated STHL. We fully support the Council's current proposal, as we 
believe that it strikes the right balance between a wide range of competing interests - 
all of which have some degree of legitimacy.  

Speaking for myself, I believe that it is imperative that Council promptly implements 
the Proposal as it stands, and without any changes that would water down its 
effectiveness. My 2 main reasons for supporting Council's Proposal are: 

1. The need to substantially improve the current housing availability crisis in the 
Shire, especially as it affects individuals and families on low to medium incomes (ie, 
most people who are or could be permanent residents of the Shire, given that most 
jobs available in the Shire and in Byron are low/medium wage jobs), single parents 
with children living at home, and young people attempting to make their way into 
adulthood. It is essential that the number of long term rental properties available in 
the Shire be substantially increase, and the Proposal makes a crucial contribution to 
that end. 

2. The need to build and maintain local ammenity and a sense of community, 
especially at the neighbourhood and street level. A thriving and supportive 
community is a vital source of support and security for individuals and families, 
especially during times of stress (such as COVID, or loss of work, or the need to 
provide care to someone in need). Maintenance of community at the neighbourhood 
or street level requires that there be a reasonable degree of stability in local 
communities - and this is seriously compromised by the imposition of a STHL house 
in amongst a group of families, with its absent landlord and the coming and going of 
strangers. Further, this sense of security requires that permanent residents are able 
to go to sleep at night without underlying anxiety about the possible behaviour of the 
next group of holiday makers when they arrive at 'the house next door'. The ability of 
Council to regulate and control the operations of STHL providers is absolutely 
essential if the Shire wishes to build and maintain a genuine sense of community 
across much of its area. 

I would like to add 2 further points about STHL. First, STHL providers who happen to 
be in the 360 Night zones should now be treated in exatly the same way as 
'traditional' providers of STHL - ie, they should pay commercial rates, and they 
should meet all other applicable regulations, such as those specifying Health and 
Safety standards. Second, it will be really important that Council establish some kind 
of accountabilty and enforcement mechanism, even if this is just the requirement that 
all STHL properties - and especially those in the 90 day precincts  - be noted on a 
publically available register.  

Finally, many thanks to Council for developing this Proposal, and congratulations for 
driving forward an initiative that effectively balances a wide range of competing 
interests. 

 



Katrina Den 

STRAPP108 

My own income as well as the income of my family members who work in accom & 
hospitality in Byron will be negatively impacted if the current 180 day STRA amount 
reduces down to a limit of 90 days per year in the residential areas of Byron Bay 
where we live and own a property.  Even though we live and host tourists in accom 
on the same site - the financial risk going forward of a non-hosted STRA 
arrangement limited to 90 days is excessive in this regard to such a small amount of 
nights on offer, considering how high our rates & land tax is to support Byron Shire, 
as well as the local economy with locals we employ. We have lived in the region for 
over a decade, and feel that if the reason that this restriction is being considered due 
to a lack of housing supply - alternative affordable housing options & infrastructure 
would be more suitable rather than restricting hosting options of hard working local 
residents who own properties & pay rates. 



Matt Adam-Smith 

STRAPP109 

The proposed 90 day restriction on STRA will significantly reduce visitor numbers to 
Byron outside of peak season. This will reduce permanent employment, resulting in 
just seasonal jobs. It will also adversely impact the viability of many businesses no 
longer able to operate year round. This will be bad for Byron 



Leigh Colyer 

STRAPP11 

Byron council need to consider the inclusion of the follow areas to allow short term 
letting  

Bay Lane  

Jonson Street (no further than Jonson Lane development)  

Ruskin Lane 



Matthew Mao 

STRAPP110 

My family and I have stayed during low season in a number of properties proposed to 
to be limited to 90 days. This will mean we are no longer able to stay in any of these 
as their owners will limit rentals to more expensive high season weeks. This will 
mean only more expensive 365 day zoned properties are available with less 
properties than currently and hence even more expensive. This will mean we choose 
to go somewhere other than Byron. I’m sure many other regular visitors will do the 
same if these proposals go through. This will result in many local businesses 
becoming unviable outside of the highest season 90 days, with the town effectively 
closing down for 3/4 of the year (at best) with seasonal jobs only rather than 
permanent employment opportunities. It will also likely result in a number of local 
businesses that rely on 12 months a year tourism closing down  permanently as not 
viable for just 90 days of peak season with resulting job losses. 



Bill Bowlen 

STRAPP111 

We live in Canada but regularly visit family in Sydney and holiday around Australia 
while visiting. We were planning on a trip to Byron during our next visit to Australia in 
2023 with accommodation planned in an area proposed to be restricted to 90 days. 
This will make visiting Byron less attractive and we will take our tourist dollars 
elsewhere should these proposed changes go ahead. 



Colin Jones 

STRAPP112 

I support the councils policies on short term holiday letting 



JOHN Wilson 

STRAPP113 

Having lived in Byron Shire since the early 70's and witnessed the many changes 
Byron has gone through in that time, I think Councils 90 day cap and approach to 
STRA is very short sighted and a knee jerk reaction to the current rental crisis, which 
is by no means unique to Byron Shire. 

The life blood of Byron is tourism. By taking away so many potential holiday lets 
,where does the Council propose that those visitors denied their desired form of 
accommodation will stay ?? 

Clearly Hotels,Motels and Campgrounds are not sufficient to handle the demand or 
STRA would not have flourished in the first place . 

I can anticipate many jobs lost,and a multitude of business associated with STRA to 
be lost. 

Not to mention all the places tourists spend their dollars,also being severely affected. 

The main argument that Council puts forward ,that restricting holiday lets will free up 
accommodation for permanent rentals is completely flawed and just a figure that has 
been plucked from thin air. Home owners that I personally know,that currently offer 
STRA have absolutely no intention of making their homes available for permanent 
rental. Their reasons are many and varied. Some simply don't want permanent 
tenants, others want to keep their homes available for their own holidays and to 
share with friends. Others say that they will just let their properties out for peak 
season and for major events, but at a higher price to compensate for the other lost 
days.  

To just assume that restricting holiday lets will just automatically place more homes 
on the permanent rental market,is a big call by Council,and one that could have dire 
consequences for tourism and all the businesses and jobs associated with tourism. 

I fully understand and sympathise with the current rental crisis, and I certainly dont 
have the answers to fix it,but strongly feel that the proposed restrictions are not the 
answer. 

It is a problem that the Government needs to address,not the local Council. 

 



Fiona Pace 

STRAPP114 

The current proposal does not go far enough in reducing the number of days 
properties can be rented to holiday makers; and the proposed limits are not far 
reaching enough in terms of not applying to the whole region.  

We desperately need more properties released to the long term market so working 
locals like myself can find living accommodation.  

I am locked out of the market to buy. I rent a studio that floods in heavy rains and is 
constantly covered in mould because the landlords refuse to fix the drainage 
problems causing the flooding. I have been looking for alternative accommodation for 
many years, without success.  

Please do everything within your power to reduce the number of properties and days 
all properties in the shire can be rented to holiday makers.  

 



Helen Skippington 

STRAPP115 

My comments are directed at the current yellow precincts on the "Indicative Maps" 
(Appendix 4).  

The Byron Bay (West) map should be redrawn to include all of Byron town, as well as 
Shirley and Butler Streets, within the “365 Day Areas”. 

I understand the Council's desire to balance the interests of Shire residents who 
require suitable long-term housing stock with the need for the Shire’s economy to 
offer a suitable range of accommodation options for visitors who support the jobs and 
businesses of Shire residents. 

Fortunately, the residents in need of secure, long-term residential housing have very 
different needs from tourists who are visiting the Shire. That means that the Byron 
Bay (West) map can be redrawn in a way that better promotes local businesses and 
jobs without detracting from the Council’s goal of increasing access to affordable, 
secure long-term housing. 

1. The Needs of Average Local Residents for Suitable, Long-term Housing 

As for the residents, I’m going to assume that Council’s concern is for average 
working residents in the Shire who need affordable, secure housing of the kind 
enjoyed by average working Australians in neighbourhoods around the nation. 
Wealthy residents who choose to live in the heart of the world’s most attractive 
holiday destination could live anywhere in Australia (or the world) and have weighed 
the benefits and burdens of their lifestyle choice. They don’t need the Shire’s help.   

So, it makes sense that Wategos Beach and Belongil Beach are entirely yellow 
precincts because (a) average local residents won’t suddenly take up 12-month 
residential tenancies in those areas if those areas were subject to a 90-day cap in the 
area, and (b) if the wealthy residents of those areas feel that the lifestyle they have 
enjoyed for many years alongside tourists is no longer to their satisfaction, then those 
residents have more choices than any other humans on the planet: they don’t need 
the Council’s protection at the expense of local businesses and jobs. 

Ideally, the expected 1500 increase in long-term, residential housing will come 
entirely within parts of the Shire that are affordable, quiet, safe, and clustered in 
neighbourhoods in which residents can build close, walkable communities that are a 
short commute to a range of work opportunities. Nowhere in Australia are those 
homes found on the doorstep of world-famous beaches or a brief stroll to an idyllic 
town.   

The Shire has suitable, suburban communities for average, working residents that 
are a short commute to work and schools.  A reduction of holiday letting in those 
areas might result in more long-term residential letting that is affordable for local 
working residents.  It might also result in a quieter community, which allows working 
people to sleep without interruption or enjoy their weekends at home, without the 
typical interruptions associated with holiday letting next door. None of those 
affordable residential areas is in Byron town. None.  And none of those areas is on 
major roads close to Byron town.  This is so obvious; it should go without saying.  

2. The Needs of Average Local Residents for Job and Business Opportunities. 



The Council also appreciates the need for the Shire’s greatest economic gift, a 
thriving tourism industry, to continue to provide jobs and business opportunities for its 
residents.  Without a local economy, there will be no local working community. 
Fortunately, the housing needs of average working Shire residents and the needs of 
the thousands of tourists who come to the Shire and shower money on local 
businesses are vastly different; there is almost no overlap.   

Visitors to the Shire don’t need (or typically want) a house in a suburb next to a 
family.  Visitors, ideally, want to walk to coffee shops, restaurants, and beaches.  
They’d prefer not to drive while in Byron.  Most of those tourists could not necessarily 
afford the prices for exceedingly scarce commercial holiday accommodation in Byron 
town. But for years those tourists have found holiday letting options close to Byron 
town for groups, including families and multi-family groups. Those options are not 
even catered for by commercial letting in Byron town. If holiday letting in the Shire is 
limited to a few incredibly expensive (and if the cap is imposed according to the 
current plans) even more incredibly expensive homes, then the local economy will be 
smashed.  

It is imperative that Council achieve its hope of increasing the long-term housing 
supply for average residents with as little interference on the local businesses and 
jobs as possible.  

3. How should the Indicative Maps be changed? 

Everyone finds tourists irritating.  Even tourists find tourists irritating. And, let’s face it, 
much of the energy for capping holiday letting is that residents love the benefits that 
tourism brings but they hate the burdens, especially in their backyard. Perhaps 
literally in this case. But Council’s task is to look past the dream of eating the cake 
and having it too. Nonetheless, the current map looks like it was drawn by someone 
who doesn’t have a sensible grasp on what average residents can afford to buy or 
rent, or by someone who just hates tourists coming to the Shire.  

A sensible attempt at balancing the needs of average residents for long-term 
residential accommodation and those same residents’ needs for jobs and business 
opportunities must start by making the exclusive and extremely expensive (even by 
Monte Carlo standards) Byron town area yellow and those lots fronting Shirley and 
Butler (which the current map fails to note is now a bypass). Those areas are not 
only exceedingly expensive, even if put onto the long-term rental market, but in the 
case of the homes along Shirley and Butler, congestion and traffic noise make those 
homes less than ideal for residents to live in as long-term accommodation, especially 
during peak tourism periods.  

In the case of Butler Street, the Council’s bypass meant that noise levels now exceed 
NSW standards for residential areas.  For goodness’ sake, Butler Street is now the 
home of the 24/7 bus terminal that receives visitors to the town. It would be absurd 
for Council to render those homes unsuitable for residential living, put a 24/7 bus 
terminal on the street and then declare the street is subject to a letting cap. But Butler 
Street is just an egregious illustration of the need for the Council to put a lot more 
care into identifying the non-capped precincts. 

The approach taken in Brunswick Heads is more consistent with a good faith attempt 
to balance the needs of locals for both housing and jobs.  Even though Brunswick 
Heads is much more affordable and suited to residential living than Byron town, the 
current map allocates about half of its available housing to the yellow precinct. So, 
what legitimate purpose could there be for subjecting all of Byron town’s housing 



stock to the 90-cap limit but exempting about half of the cheaper and more suitable 
Brunswick Heads housing stock? 

Even if Council decides to impose a cap on housing in Byron town, then at the very 
least those lots along major arterials close to and within Byron town should be 
exempted from the cap. For the most part, homes along those busy arterials are the 
least suited to long-term residential needs and would provide important additional 
accommodation capacity for the Shire.  

 



Helen Dunn 

STRAPP116 

I agree and support less Airbnb properties .. I believe that 90 days I hosted is plenty 
of time for visitors and families to have a holiday in the Byron shire.  From my 
experience the majority of properties for holiday letting in and around Alcorn Street 
Suffolk Patk would be better off with LESS properties being. Available for long 
lengths… the homes around me are hardly ever occupied by the owners… I believe if 
you reduce stays, many of the property owners would sell up, that would free up 
empty homes, give people an opportunity to either live in it or rent it to people who 
work or live in the area… I occasionally rent one of my rooms to persons wanting to 
study free, or young working persons….  I firmly support the 90 day unhosted 
option…. Meaning the property must have the owner living on the premises at all 
other times. 



Belinda Hunt 

STRAPP117 

I consider the changes proposed by the Council to be discriminatory and grossly 
restrictive to the manner in which I deal with my property. Firstly, by specifying only 
certain areas within the Shire are free to use their investment properties for more 
than 90 days a year is discriminatory and has no rationale basis for the 
discrimination. The less than 90 day rental rule based on suburb purely is not 
rationale. Our property is in an extremely valuable and desirable location as it is 
absolute beachfront. It is not suitable for long term permanent rentals as the cost of 
permanently renting such a property would be too high. Our property is very much 
geared to families holidaying if in the area and these people also support the local 
cafes and shops. Furthermore, we like to use our own property from time to time (that 
we work very hard to pay for and maintain) and accordingly, permanent rental of our 
property is not an option we will ever take.  

Secondly, the new planning proposal will grossly affect the manner in which we can 
use our investment property as an investment property. The proposal is in direct 
contradiction with both Stare and Federal Government taxing regimes. We currently 
pay mortgage interest rates and land taxes plus have income tax ramifications on the 
basis that we have an investment property for full use/100% of the year. Any attempt 
by a local Shire to significantly restrict the use of an investment property to less than 
one quarter of any year makes the use of our investment property unviable. Will the 
NSW State Government support the Byron Shire’s new proposal by reducing our 
current land tax bill to less than a quarter of the charge each year? We plan on 
writing to both the NSW State Government and the Australian Taxation Office 
seeking more than a three quarter reduction in our current taxation bills should the 
Byron Shire Council proceed with the changes proposed to local planning ordinances 
that grossly affect land use, investment and taxation laws at a State and Federal 
level. The Shire’s planning proposal appears to have been made within no 
consideration of, and in direct conflict with both State and Federal taxation laws. It is 
not well thought out and will inevitably result in taxation disputes both at a State and 
Federal level that will cost the Byron Shire significantly. 



Donna Langford 

STRAPP118 

Thank you Council for the planning proposal.  It's a great effort to bring some balance 
back to the residential areas of Byron Bay.  Since late 2016, my neighbour has used 
their house as non-hosted STRA.  The years up to end 2019-early 2020 were very 
difficult in terms of guests creating nightly noise which interrupted, and on alot of 
occasions prevented, sleep.  Myself and surrounding neighbours need the benefit of 
sleep to function in our working lives.  Due to us keeping the owners notified of and 
accountable for the impact of their guests, the owners eventually, and reluctantly, in 
the last few years, have attempted to minimise STRAs and aim for longer term 
tenants.  This was drastically improved the noise issue.  I attach the STHL Planning 
submission I made to the NSW Government in October 2017 to give you an idea of 
the impacts.  I have continued to keep a log book of guests to date including a record 
of the car registrations.  I am very keen to keep the STRA capped in our residential 
area as the thought of going back to the way it was for the first couple of years, 
frankly, makes me feel sick to my stomach.  In closing, the one thing I have never 
really seen raised regarding the impacts of STRA is the impact on sleep.  Every day 
there is some news article about the benefits of sleep and the dire effects if its 
lacking.  So many sport people/business leaders/medical professionals cite sleep as 
their number 1 thing for good performance and recovery.  Sleeping is a basic human 
need like eating, drinking, breathing and shelter. Like these other needs, sleeping is 
vital for good health and well-being. 

STRAPP118\3177652\Short Term Holiday Let submission.docx [SCANNED, FILE 
SAFE]



Donna Langford 
 

Byron Bay  NSW  2481 
 
 

A DAY IN THE LIFE OF A SHORT TERM HOLIDAY LET NEIGHBOUR 

 

Dear STHL Planning 

I thought the best way to demonstrate the issues with Short Term Holiday Letting I have experienced in Byron Bay would be to provide a brief background 
then a record of some of the events based on the text messages I have kept.  Just a couple of notes first: 

• I have a very good relationship with the owners of the holiday let next door to me – I’m comfortable they have done everything possible to avoid 
what has happened – it is the behaviour and attitude of the ‘guests’ that is the problem.  The owners don’t seem to have sufficient power/authority 
which hopefully good sensible legislation/regulation with accountability for guests and owners will resolve. 

• There have been plenty of very nice and considerate guests who just generate normal neighbourhood noise.  Since May, the owners have been 
extra diligent in marketing the house as a quiet location and vetting prospective guests which is working.  

• I didn’t contact the owners at first to let them know of the problems – I thought ‘it’s only for a night here or there’ so I tried to tough it through.  
Day noise is something I’ve never complained about but night noise impacting sleep is different.  I’d try to sleep with ear plugs, have white noise 
playing through my phone and shut the windows (not ideal in a Byron climate!).  But then it got to 3-4 nights every week with broken or lack of 
sleep so reluctantly I started to let the owners know.  I also figured if the noise got through the ear plugs/white noise/closed windows, it actually 
was a problem. 

• Impacts: 
o Lack of sleep: 

 I work as a contract paralegal.  There have been countless times my work (and service to clients) has suffered  
 Daily exercise  
 Social life  

o Guests to my home (non-paying family/friends) has reduced due to excessive noise.  One is a year 12 student who would stay regularly until 
the disruption to her study precluded it 



Background: 

I bought my home in Pacific Vista Drive Byron Bay (2.2km to Byron post office; 2.7km to Byron main beach – so not central Byron) in August 2015.  The 
house next door was occupied by a family of 4 – husband, wife, 2 secondary school aged sons, a dog, 2 cats, 2 cars and regular visitors.  They are a very 
musical family and I loved hearing the sounds of their rehearsals.  Just a nice normal family and never a noise problem.  They sold the house in December 
2016 to the current owners who have since short term holiday let it (Pacifique on Pacific (https://www.pacifique.com.au/).   Below is an overview of my 
experience since then just taken from the texts (there have been numerous additional problems which were dealt with by phone which unfortunately, in 
hindsight, I didn’t track): 

Date 
(all 
2017) 

Time Occupants Who message from Who message to Message Comments 

15 Jan 
Sun 

9.09pm A couple who 
booked in as 
celebrating their 1st 
wedding 
anniversary with 
their parents and a 
few friends – the 
reality was it was 
like a frat house 
(I’ve got sound 
recordings) 

Me Owners Sorry to do this but the guests are 
pretty loud – and seem to be getting 
louder.  A number of them were on 
the verandah and I asked them to 
keep it down and they went inside but 
it’s still pretty loud 

No response 

10.13pm Me Owners It’s getting louder There was no response and 
they were  all out the front 
so I went out about 10.30pm 
and asked them to keep it 
down cos I had a school age 
child trying to sleep 
 

10.31pm Owners Me Sorry Donna just got this – sorting it 
now! 

The owner then rang me and 
said he’d spoken to them 
and they had left the house.  
I said they weren’t – they 
were still out the front and 
I’d just gone out to talk to 
them and they were still 

https://www.pacifique.com.au/


Date 
(all 
2017) 

Time Occupants Who message from Who message to Message Comments 

there. They left about 10 
minutes later but came back 
a few hours later and were 
out the front making a lot of 
noise so I went out and 
asked them to go inside and 
keep it down 

17 Jan 
Tues 

11.44am The booking from 
15 Jan who had 
since left 

Roger – 3 houses 
away in the next 
street 

Me I live next door to Hos.  He told me 
you have the mobile of the big white 
house.  Is it Louis?  Hos has lost his 
number.  If you could send it to me so 
we don’t have a repeat of last 
weekend.  I had to close all my 
windows etc it was so loud.  I am glad 
you called and got it stopped 

I forwarded the text to the 
owners and told them other 
stuff had happened after on 
the Sunday night but I dealt 
with it myself direct with the 
guests but I thought I’d tell 
the owners when I saw them 
next 

1.09pm Me Roger I’ve forwarded on your message to the 
owners cos I don’t want to hand out 
numbers without permission.  I’ll let 
you know when I hear back.  Yes, I was 
reluctant to contact them cos don’t 
want to be the old bat (!!).  Thanks for 
contacting me 

Owners called me shortly 
after this text 

7.01pm Roger Me The owners got in touch with me 
about the noise etc.  She was so upset 
they are trying to keep it a very quiet 
place to stay.  Those guys at the 
weekend got in under the radar.  
Anyway let’s hope it doesn’t happen 
again.  They seem like a nice couple 

I responded to Roger that it 
made me feel better to hear 
others thought it was a 
problem cos I thought I 
might have overreacted.  
Roger responded he would 
have called the owner if he 
had the number.  He was 



Date 
(all 
2017) 

Time Occupants Who message from Who message to Message Comments 

just about to call the police 
when they stopped.  He said 
we don’t have to put up with 
noise so it’s good that I 
called 

19 Jan 
Thurs 

9.47am N/A Owners Me They wanted me to come over so they 
could give me a spare key for their 
house and in the text gave me the 
code to the front door.  They just 
wanted me to have a spare key ‘just in 
case’ if that was okay with me 

I’ve included this because I 
want to demonstrate I do 
have a good relationship 
with the owners 

26 Jan 
Thurs 

12.04am I think they were a 
group of real estate 
agents 

Me Owners Sorry guys, can you please ask guests 
to close windows on my side – tried to 
block with ear plugs and white noise 
but no success 

No response 

12.32am Me Owners They had the front door open so I 
asked them myself so all’s good now 

 

12.33am Owners Me We’ve been in contact with them – 
and Louis went over there 

I responded that with the 
windows shut it’s not a 
problem 

28 Jan 
Sat 

4.05pm Me Owners Just thought I’d let you know your 
guests have been like normal 
neighbour noise since the first night. I 
hope that doesn’t sound patronising – 
I just wanted to give good feedback 

 

13 Feb 
Mon 

 N/A Owners Me We took your bins out last time and 
can do again this week – let us know if 
you need anything else at the house 

Again, just demonstrating 
our good relationship – my 
mum had a heart attack so I 
was in Sydney for a couple of 
weeks 



Date 
(all 
2017) 

Time Occupants Who message from Who message to Message Comments 

26 Feb 
Sun 

10.57am Group of couples Me Owners Sending the phone number of the 
back neighbour 

Back neighbour had 
contacted me that morning 
to say he’d asked the guests 
around midnight to get out 
of the pool, then again 
around the 1am mark.  The 
next morning there was a 
pair of underpants with poo 
on them (I kid you not) in his 
backyard.  The location of 
the underwear was such that 
they could only have been 
thrown from my backyard or 
the holiday let backyard.  He 
wanted the owner’s number 
so I rang them and got 
permission 

2 Mar 
Thurs 

10.08pm A group of 6 (or so) 
women 

Me Owners Yep maybe a little too much 
champagne!  Can you please ask the 
ladies to go in off the verandah 

Owner responded at 
10.11pm that he was calling 
them 

23 Mar 
Thurs 

7.29pm I don’t recall Me Owners Just wanted to say your tenants have 
been fantastic – just nice and normal! 

The owners were concerned 
they were going to be away 
during this occupancy.  They 
responded that they’re a 
nice family and just the kind 
of people they want as 
guests 



Date 
(all 
2017) 

Time Occupants Who message from Who message to Message Comments 

24 Mar 
Fri 

3.40pm N/A Owners Me Asking was I going to be around 6-9 
April.  I queried why.  He responded 
they had a booking through an agency 
– professional women and they had 
made them sign everything but just 
wanted to check with me as they are 
going to be onto it 

See occupancy below 
starting 7 April 

26 Mar 
Sun 

4pm Family – 
grandparents, adult 
children and their 
children 

Me Owners Was chatting with the occupants 
earlier.  Just got back from a walk and 
they’ve left me a ton of fruit, vege etc 
they didn’t want to waste.  Please 
thank them from me 

Just showing there are good 
guests! 

7 Apr 
Fri 

1.33am The ‘professional 
women’ from the 
agency booking 
mentioned above 
on 24 March 

Me Owners Sorry – girls got home recently and are 
still a bit loud 

I got no response to this text 

1.58am Me Owners Just went in myself – the girl said they 
were told as long as they kept the 
windows closed they would be okay 
and that the girl who you’d contact if 
they were too loud was still out.  She’s 
got a very big voice!! 

I got no response to this text 

8 Apr 
Sat 

10.34pm Back neighbour Me What’s the street number of the 
rental with the pool.  They are too 
loud 

He wanted the street 
number to call the police 

9 Apr 
Sun 

12noon Me Owners I understand Alan down the back 
contacted you.  I had earplugs and 
white noise last night but got woken 
up after 11ish and was gunna text you 
then saw a text from Alan around 
10.30 that he was gunna ring the 
hotline so I didn’t text you 

 



Date 
(all 
2017) 

Time Occupants Who message from Who message to Message Comments 

12 May 
Fri 

3.19am ??? Me Owners Can you please ask your guests to stop 
yelling 

I think this was the Uber 
‘executives’ conference 
group.  They partied on/off 
for a few days before I 
contacted the owners.  I 
called the police in the early 
hours of 12 May because it 
sounded like they were 
having a punching fight.  
From about 4am this 
morning there was lots of 
tooing/froing with luggage 
and cars etc until about 6am.  
I knocked on the door about 
7.30am and said to the guy 
who opened it that I didn’t 
know exactly why I was 
there but I thought if they 
saw the face of someone 
they were impacting on they 
might have some 
consideration.  He was very 
upset – said he was 
embarrassed cos they were 
professional people and said 
they’d relocated the trouble 
makers to another house 
and promised there wouldn’t 
be any more noise  which 
there wasn’t. 

3.33am Me Owners They weren’t happy but thank you 
3.54am Me Owners Sorry, but can you ask them to come 

in from the back verandah, thanks 



 

I’ve also copied below the ‘Policies’ from Pacifique on Pacific (here’s the link - 
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6Ig
DarldfTvwSop4lnotqOU2PfK5s.eyJpbnN0YW5jZUlkIjoiMDZkNjgzMDUtZDY0Ni00NWE5LWExNTgtMTFlZjc0MmFjMjkzIiwiYXBwRGVmSWQiOiIxMzVhYWQ4Ni0
5MTI1LTYwNzQtNzM0Ni0yOWRjNmEzYzliY2YiLCJzaWduRGF0ZSI6IjIwMTctMTAtMjFUMDI6MDQ6MTIuMDg1WiIsInVpZCI6bnVsbCwiaXBBbmRQb3J0IjoiMS4
xNzguMTQ3LjMxLzU0NDM0IiwidmVuZG9yUHJvZHVjdElkIjoiVW5saW1pdGVkIiwiZGVtb01vZGUiOmZhbHNlLCJvcmlnaW5JbnN0YW5jZUlkIjoiYTFkZGFhZjgtYTR
jMC00MjE0LTkxN2YtNDg3MTU1Y2U5YTJkIiwiYWlkIjoiYWM4ZjQ0ZTEtOTg5Mi00NzhlLTllZWEtNjk1YTRkZTgzZWFmIiwiYmlUb2tlbiI6ImEyZmY2YjFlLWVmNDgt
MDg0NS0xZDVjLWNlM2Q5Y2EzNWU3YyIsInNpdGVPd25lcklkIjoiMDJhYjIxODctYzY1ZS00MzZjLWEwZjMtOTg4MDAwOWEzMDVjIn0&locale=en&pageId=c368
&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-
d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675  

The wording of the Policies give some indication of the problems experienced from some of the guests.  I have not altered the text – all formatting, bolding 
etc is as shown on the website. 

 

START:  PACIFIQUE BYRON TERMS AND CONDITIONS OF HOLIDAY/SHORT-TERM RENTAL 

Whilst we recognise that most guests are respectful and will treat the property as their own, occasional misdemeanours mean we must outline the 
terms and conditions of holiday rental here.  To maintain a good standard for all our guests and to comply with council regulations, we require 
certain conditions to be complied with, as follows: 

Number of Guests must not exceed the number booked on the reservation, unless agreed in writing with the owner or manager.    Fees will apply 
for excess guests not checked in or agreed with the owners in advance.  There must be no more than twelve (12) guests at any one time on the 
premises.   Guests who are not checked-in and identified as staying at the property are not permitted due to maximum occupancy restrictions, 
and this extends to the use of the pool and outdoor areas, which are reserved for guests only.  Non-compliance could result in the immediate 
termination of the rental.  

Parties, events, workshops and functions are strictly prohibited.  This includes noisy outdoor barbeques.  

https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675
https://hotels.wixapps.net/index.html?cacheKiller=1508551904032&compId=icx86r8x_0&deviceType=desktop&height=1734&instance=v3TuP8CaEly86g6IgDarldfTvwSop4lnotqOU2PfK5s.&locale=en&pageId=c368&section-url=https%3A%2F%2Fwww.pacifique.com.au%2Frates%2F&target=_top&viewMode=site&vsi=26e86347-85e2-4604-8d7b-d4d55ab5f73a&width=979&userLanguage=en#/terms/a3c2fb35-1e95-4717-b12e-78f2fae86675


The price charged is for domestic use only and not commercial.  Accordingly this rate does not allow for associated extra wear such as cleaning, 
garbage removal, wear and tear, repairs etc.  Use contrary to this may result in loss of bond and/or additional payments.  

Damage, Breakages, Theft and Loss of items in the property, whether owners’ or tenants’ property, are the tenants' sole responsibility during 
their stay.  Tenants must ensure to keep all accessible doors and windows locked when they leave the property and keep any bikes and vehicles 
locked if outside at all times.  The owners take no responsibility for lost or stolen items during a guests’ stay. 
Arrival - Check-in time is from 4pm on day of arrival, to allow time for professional cleaning (being a very large property), unless arrangements 
are made otherwise.  Early check-in may be offered if available. 

Departure - the property should be left in a similar state to its condition on arrival, with all rubbish removed and the kitchen tidy.  Please report 
any breakages to the manager for replacement.  Please leave towels hanging in the bathroom or laundry (not on beds or furniture).  Check-out 
time is 10:00am, to allow time to prepare property for next guests.  Late check-out may be available upon request, subject to availability. 

Guests must be inside with doors shut and music off by 9.30pm to comply with Byron Shire Council regulations, and we ask guests to be 
quiet at all times when in the garden, pool area and outside the property.  
Use of the pool during the hours of 9pm-9am is prohibited and no food, drinks, glassware or kitchenware must be taken into the pool 
area. 
Disturbance to neighbours, including excessive noise at any time of day from within the property, outside the property, in the pool area 
or noise when entering/ leaving the property is strictly prohibited and may result in instant termination of rental and loss of bond.  
We are a member of the Byron HLO (Holiday Letting Organisation) who monitor noise complaints from neighbours.  If a complaint is made, a 
security guard will be sent out at the tenants’ expense and this will result in an immediate fine of $1500 per complaint which will be deducted 
from your bond.   If the situation is not resolved after one warning, we reserve the right to terminate your booking and ask you to leave without 
notice and without refund. 

All children must be supervised at all times and the owners take no responsibility for accidents caused by negligence or by children being 
unsupervised.   Please enquire for baby hire equipment such as baby gates, high chairs and cots if you require these for your stay, as well as 
nannies and babysitting services. 

Smoking is not permitted anywhere inside the property or pool area, and we ask smokers to please take away all cigarette butts and make use of 
ashtrays when smoking outside. 



Pets are not allowed unless specific arrangements have been made in writing with the owner and a pet bond is paid.  If pets have been allowed to 
stay, then guests must respect the house and clean up after their animals, including not allowing pets on the furniture, beds and ensuring any 
messes are cleaned up straight away. Cleaning products will be made available for this purpose, including a shovel for removing animal waste 
from the garden. Dogs must be kept under control and on a leash at all times. The owner takes no responsibility for pets staying in the property 
and it is the responsibility of the pet owner to ensure they are kept safe and secure. 

Loss –Byron Bay is very safe, and the property is located in a prime residential area, however the owners take no responsibility for damage or 
loss to the tenant’s personal property. 

Please note there is no daily turndown during the period of stay, however a regular professional cleaning service can be organised when booking 
your accommodation, at the guests’ expense, please just request this.  The property will be professionally cleaned prior to letting 
commencement, and we expect the property is left in good condition upon departure with all rubbish removed and dishes clean. Stays of more 
than two weeks may receive a mid-stay clean offered by the owner.   
All linen will be provided (hotel-grade), with the exception of beach towels, so please make sure to bring your own. 

Please note, there is a minimum age for guests of 26 years, with the exception of families with children accompanied by an adult.  The owner 
may decide to make an exception to this regulation on a case-by-case basis.  All adult guests will be required to provide identification at the time 
of booking and check-in.* 

The owners will make every effort to ensure the property is available as booked, however the owner reserves the right to make alterations to 
bookings due to unforeseen circumstances. 

All Guests agree that booking this property constitutes an acceptance of these terms and conditions.  The owner reserves the right to refuse 
guests who have invalid identification.  The details of any identification provided are for the purposes of renting the accommodation for the 
period requested only, and will not be used or provided to third parties for any means of marketing. 

Cancellation Policy 
We do not offer refunds for cancellations.  Any refunds for cancellations due to mitigating circumstances will be at the owner's sole discretion. 



We may offer a credit for a future stay if the property can be rebooked for the same period.  END 

I am not opposed to genuine house sharing where the host owner or permanent rental tenant lives on the premises with guests resulting in someone onsite 
managing civil behaviour (like a true Bed and Breakfast) – rather than neighbours having to do so in the absence of the owners.  Alternatively, Byron has its 
HLO (Holiday Letting Organisation) which responds to calls with security attendances at the property but it’s currently not a mandatory requirement.  
Unfortunately until recently Pacifique was not registered with Byron HLO so they couldn’t respond – something the neighbours were disappointed about.  
Now that I note in the Policies that Pacifique has registered, I’d be contacting Byron HLO in future so any issues are tracked.  The other problem is Byron 
HLO is very under-resourced – friends who have called because of holiday let problems in their area might not get a response at all – this tends to happen in 
peak times like Schoolies and music festivals.  A suggestion would be for a bed tax (or similar) with part of the funds raised to go towards funding a more 
responsive HLO. 

I love my home, and I love Byron.  I sincerely enjoy sharing this beautiful part of the world with visitors whether they be mine or not.  Please consider the 
social impacts of Short Term Holiday Letting when drafting your policy framework. 

Thank you for taking the time to read my submission. 

Regards 

Donna Langford 

 



Glen Godress 

STRAPP119 

I am the owner of 2 holiday rentals in town. I employ property managers, cleaners, 
linen companies, handymen, gardeners, pool guys etc I pour over 100K annually into 
the local economy and businesses through holiday rentals, based on my tax returns. 
All these jobs will go under the council proposal as I will sell the properties and take 
my investments elsewhere. Maybe this is wat council wants but it will be devastating 
for the community and the small business owners we employ. The precinct concept 
has legs but they are too narrow to accommodate all the visitors and rooms needed 
to accommodate them. Please consider expanding the precincts to include in-town 
locations and reserve out of town locations for the 90 day cap such as Sunshine, 
Ewingsdale, Suffolk and south of the roundabout. Go for something a bit more 
balanced. 



Stephen Prodes 

STRAPP12 

My property is in Federal 

I stay on the property at least one week of every month, the rest of the time I open it 
for holiday letting. 

On average my property is let for 120-150 days per year - the revenue is used solely 
to maintain the house and surrounds + water, soil, weeds etc, there is no 'profit' as 
such from my rentals. 

By reducing the opportunity to rent my property to 90 days this will severely impact 
my income and my ability to maintain my property. 

So I DO NOT agree with the proposal to reduce the number of letting days. 



Marianne Cannon 

STRAPP120 

1. there is a well acknowledged long -and intermediate term - rental crisis in Byron 
Shire , and any expansion of STRA will make it worse .  

2. hospitality workers already have to commute from BAllina , and even those 
wanting shorter  term work (3 -6 months ) will be forced out of Suffolk park if the 
STRA expands to 365 days per year  

3 Those of us who live there , highly value the quiet community of (beachside) 
Suffolk.Some  are already being driven away (Bellingen, HAs, SA) due to the influx of 
short term renters .Any expansion will malice this worse  

3. As a frontline healthcare shift worker who lives in Alcorn street , the party crowds 
have been a disturbance especially at night .When we have to start at 6 the next day 
it becomes a nightmare , and unsafe to work  

4 . The extra cars and traffic are noisy unsightly and unsafe . Getting out of Suffolk in 
the morning is already difficult , and this will worsen  

5 . What makes Suffolk unique is being removed as commercial interest (absentee 
landlords /hotels / alcohol / hospitality suppliers cash in to our detriment .Hardly fair 
or what we would exact from Greens council where orbital and housing equity should 
be a priority  

6/Lastly, we were warned (15 years go) when we bought in Alcorn street that is may 
be refined for non STRA so folk (if agents have been doing their job) should be well 
aware this was on the cards , and that an expansion is excessive to current need, 
and will drive out workers , and drive rents up further . 



Kevin and Susan Bowe 

STRAPP121 

Submission attached 
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Tracey Sandeman 

STRAPP123 

I am a resident on Alcorn St, Suffolk Park and have lived there for more than 13 
years. 

I have 2 children, aged 10 and 12.  Both use Alcorn St and the surrounds on a 
regular basis for cycling and walking (to catch up with friends).  Gaggan Park is a 
common meeting place, well used by local children.  During holiday periods, with 
more cars on the street and more users in the park, the kids are not as able to use 
those facilities.  Having more traffic around 365 days will hinder neighbourhood kids 
having safe places to play and increase the risk of being hit on the streets with more 
traffic. 

More traffic will also impact the road use which is not of a condition to sustain higher 
usage 365 days.  Alcorn St has no drains, has significant potholes (which require 
traffic to go slow and use both sides of the road) and no lights making use at night 
difficult.  There is often difficulty parking and in holiday periods, I regularly get parked 
in or have my driveway compromised due to usage of the hotel and airbnb homes.  
This is less than ideal and compromises a family/residential neighbourhood. 

Beyond more traffic, the beach is often left in a compromised way.  Visitors are 
careless with rubbish and dog faeces.  There is a noticeable difference in the 
walkway traffic and rubbish left around during holiday periods.  A more condensed 
use of the beach/walkways (as rest of Byron/Suffolk has reduced usage) will increase 
the rubbish and compromise our beaches and the local environment.  Will council be 
placing more people around to retain the cleanliness and monitor dog compliance? 

Lastly, the biggest impact is the noise.  I am already compromised by noise from my 
neighbour's house at .  His house is 2m from mine he/visitors regularly 
play music loud enough and with a subwolfer vibrating strong enough to compromise 
our quality of life.  We bought into Suffolk Park as a quiet, oceanside neighbourhood.  
We have had to lodge complaints since COVID both due to noise as well as the 
vibration as we work from home and the music, when the neighbour/some of his 
visitors are there, is constant.  Beyond my neighbour we hear noise from  Alcorn 
St,  Alcorn St and others nearby that have had rentals from time to time. This is 
not what Byron Shire is about, we expect where we live to be albe to hear nature, the 
ocean and to appreciate the environment we live in.  Having airbnb available 365 
days pa with close housing is not fair on the residents on this street.  Getting 
sustainable noise restraint orders, particularly when it is nuisance noise, takes time 
and it is not fair on residents nor the police who get called in to manage it.   

Having Alcorn st available for short term rentals 365 days pa is not fair.  It will 
exacerbate already the issues created by holiday renters.  It is also discriminatory vs 
other streets in the area.  We appreciate we are a holiday town - but surely we 
deserve the same protection as the rest of the shire and are allowed some down time 
from holiday makers to enjoy the place we pay rates for and land we own. 

Thank you. 

 



Kathleen Dawson 

STRAPP124 

As a long term resident and property owner of 36 years of , Byron 
Bay, I am greatly concerned that Shirley Lane isn’t included in the proposed STRA 
tourist zone of West Byron. Shirley Lane is often left off the maps as it is such a tiny 
area, I’m afraid this may be the case.  

I would like the proposal to include Shirley Lane in the West Byron Tourist Precinct, 
to be within the mapped precinct which will increase non hosted STRA from 180 to 
365 days per year. I would like Shirley Lane to be included in the precinct that is 
Shirley Street and Cavanbah Street. 

Shirley Lane runs behind Shirley Street, similar nature to Cavanbah Street. Where 
Cavanbah Street runs behind Shirley Street and borders the Belongil Beach, Shirley 
Lane backs on the other side of Shirley Street and is bordered by the bicycle track, 
Belongil Creek and the Swamp Reserve. It is a small group of houses of which the 
majority are STRA.   

This entire area, including Shirley Lane, has evolved to be a very high tourist section 
because of its close proximity to Byron township (less than 1 kilometre) and to the 
beach changing from its original residential origins. 

Shirley Lane is no longer suitable and has not been a residential community for a 
long time as the nature of the surrounding area is tourist, holiday letting, main road 
and swamp. 

I’ve lived in the Lane since 1987 where I raised my children. Back then, the entire 
area was community (including Shirley Street and Cavanbah Street) gradually this 
precinct has become tourist based, this change has been in place for decades. To 
not include Shirley Lane at this stage makes no sense as the community is no longer 
existing, there aren’t any suitable amenities for long term residents and it is not 
conducive to healthy family life.  

I practice STRA and am supported financially by the income earnings. I would be 
forced to leave the area because I would not be able to financially sustain myself, 
being forced from my home. 

I’m also concerned that the properties value will be negatively effected. Shirley Lane 
cannot be residential because it isn’t part of a suburb, like Sunrise Estate, Byron Hills 
and Baywood Chase. These precincts are functional communities with amenities in 
place to support neighbourhoods. Shirley Lane is not a neighbourhood, it’s part of a 
tourist area and should be included as full time holiday rental, the same as Cavanbah 
Street. 

Shirley Lane has been impacted by this years floods and the creek has been 
impacted by the raising sea levels and the new policy of keeping the Belongil estuary 
closed. It’s classified as a flood zone. This also makes it not suitable for residential 
purposes. 

Please hear this submission and alter your plan to include Shirley Lane in the 
proposed STRA.  

Kind regards 



Kathy 



Sarah Foley 

STRAPP125 

I strongly support the capped 90 days limitations for short term holiday letting in the 
byron shire to open up much needed housing for the local community and families 
that have been made worsened and in crisis due the 2022 floods. There are enough 
registered holiday accommodation venues in the shire to accommodate tourists. 



Sonya Larder 

Southern cross university 

STRAPP126 

I have been impacted for over 10 years being a resident and Australian citizen with 
renting and housing crisis and often been homeless due to lack of affordable or 
suitable basic housing for 1 person  

I was employed for 7 years regularly non byron region and Nsw northern rivers 

However I got impacted by the flooding twice and I am living in temporary housing at 
a friends miles away from all of my support  

It is impossible to get a roof over your head and get stable housing in the region for 
anyone who is not a tourist or a millionaire. Business suffers due to lack of 
employees as they have no affordable accommodation to stay shd work.  

The incomes and socioeconomic factors and the social disparities and lack of equity 
are clearly apparent.  

Put a limit on rental costs so that the rich are not living off the poor and working 
middle and lower classes that use to service the region.  

Use the knowledge you have and act quickly to stop this housing crisis  

This is not a Third world country  

Thank you 



Janelle Montano 

STRAPP127 

Your proposal is a BAD idea. This will not release more homes to the rental pool. 
Even if it did, they wouldn't be necessary because hundreds of people will lose their 
jobs if holiday rental days are limited. 

WE ARE A TOURIST TOWN. We will not survive without tourists all year round. 



JoAnne Allen 

Villa Baleen 

STRAPP128 

I’m in all agreement that holiday letting be hosted but I have no confidence that this 
council can supervise or have the funds to manage this. 

This will turn into  the community turning against each other ,eg “dob in a neighbour. 
“ 

This will only bring on all sorts of misleading information from bias neighbours and 
create more division within the community. 

A lot of these holidays houses will just end up empty as the owners  want the 
flexibility to use them at their discretion.Not long term accommodation.Maybe 6 
months during winter maximum.They do own these homes after all. 

John Gudgeon set up HLO years ago to deal with the issues of noisy guest . 

Council had 20 yrs to do something, but nothing has happened from council other 
then misleading ratepayers that Holiday Letting was illegal.That wasn’t true. 

They even sneaked it into peoples DA ,pg ????? ,fine print ,not to do holiday letting . 

The DAs weren’t seeking Holidays Letting approvals.So doggy. 



Jack Freestone 

STRAPP129 

If the Changes go to 90 days I won’t be able to cover the mortgage repayments and 
will be forced to sell my home.  

You would think when you buy a house in Australia you should be able to do what 
you like with it.  

If council wants more long term rentals then why don’t they start buying houses and 
renting them out? 



Merideth Mccluskey 

STRAPP13 

it would appear- that if owners who pay normal council rates of about $4.5K a year 
will no longer be able to let their properties for 75% of the year, that those owners in 
the lucky 365 days a year area - which is intended to capture the tourist 
accommodation market, should pay significantly increased rates.   Byron Shire has a 
huge infrastructure to support.   And that is by reason of the tourism burden.  It 
seems fair that if tourists are being corralled to the hotels and motels and guest 
houses in town, as well as the residences in the "365 days a year" area - that they 
should shoulder a greater burden than properties that do not contribute to the tourist 
volume.  This is only fair if the council is to change the plan.   

 



Nicolas Hirsch 

STRAPP130 

It is quite obvious as a long term resident that more housing is required in the rental 
market for the local community.Short term rentals are not feasable for many 
reasons,inflated prices and no permanent housing are the obvious. 

Please adjust your policies to fix these problems. 

Thankyou. 



Paul Jones 

Resident 

STRAPP131 

The proposed zoning of 365 Day Areas is tantamount to full commercialisation of 
those areas and the ultimate loss to corporate takeover as market forces dominate. If 
all areas were mandated hosted only holiday letting for 365 days, the spread, impact 
and benefit of tourism would be fairer and  better dispersed and mitigated. Mandating 
hosted only by owners or their representatives registered as living on site on the 
electoral role will preserve residential opportunity and worker accommodation in town 
where it is needed and intended. Please do not be railroaded by the STRA industry, 
they can bring benefit but harness that to ensure opportunity to maintain a viable and 
fair community. Existing tourist and commercial zones/development of course remain 
unaffected, whole of house STRA could still remain an option together with ancillary 
secondary dwellings or tiny homes accommodating the hosts. 



Peter Jackson 

PJP Photography Digital Media 

STRAPP132 

The whole of Shirley St and Shirley Lane at the least should be included in the 365 
zone. The Bnbs along there including Aloha and Azure sleep 20 - 30 people. Original 
BnB guidelines was for a 4 brm house and 3 cabins. Now they add extra levels, extra 
houses and extra cabins and even sleep people in their garages. Massive site 
coverage!  They do not have enough parking. Now this is legal every day of the year 
already. Whilst my house and others next door to them endure the noise and 
comings and goings of large groups and be told to limit holiday rentals to only 90 
days. Also my house has a lawn and 3 bedrooms and I allow 6 guests under agreed 
terms of respect for neighbourhood. The same amount of land and a beautiful old 
traditional house lovingly maintained. The noisy neighbours at the BnB have 
devalued my property! Now a 90 day rental cap will devalue it also. I live there as 
often as I can but I do rent it for more than 90 days and do maintain that I would 
expect the right to do so.  

For tenanted properties on Shirley St/lane that are leased I also do declare that they 
will airbnb the rooms and occasionally the house as a sub let for as much profit on 
their rent as possible. I have owned my house there for 18 years and lived there for a 
lot of it. I have seen the comings and goings. Tenants on Shirley St and Shirley Lane 
sub let sub standard for profit. Want more local info.. feel free to call me. 



Peter Jackson 

STRAPP133 

The whole of Shirley St and Shirley Lane at the least should be included in the 365 
zone. The Bnbs along there including Aloha and Azure sleep 20 - 30 people. Original 
BnB was for a 4 brm house and 3 cabins. Now they add extra levels, extra houses 
and extra cabins and even sleep people in their garages. Massive site coverage!  
They do not have enough parking. Now this is legal every day of the year already. 
Whilst my house and others next door to them endure the noise and comings and 
goings of large groups and be told to limit holiday rentals to only 90 days. Also my 
house has a lawn and 3 bedrooms and I allow 6 guests under agreed terms of 
respect for neighbourhood. The same amount of land and a beautiful old traditional 
house lovingly maintained. The noisy neighbours at the BnB have devalued my 
property! Now a 90 day rental cap will devalue it also. I live there as often as I can 
but I do rent it for more than 90 days and do maintain that I would expect the right to 
do so.  

For tenanted properties on Shirley St/lane that are leased I also do declare that they 
will airbnb the rooms and occasionally the house as a sub let for as much profit on 
their rent as possible. I have owned my house there for 18 years and lived there for a 
lot of it. I have seen the comings and goings. Tenants on Shirley St and Shirley Lane 
sub let sub standard for profit. Want more local info.. feel free to call me. 



Diana Green 

Byron Beach Realty 

STRAPP134 

The holiday industry plays a big part financially supporting our little town. So many 
locals have been able to remain in Byron because they have used their properties for 
holiday letting. Local families are employed by the businesses that directly support 
holiday lettings creating a cottage industry turning over millions of dollars that they 
spend putting money back into our economy.  

I see the little person being edged out of the industry by the major developers, will 
these developers give back to community? Will the bigger developers take their 
dollars out of our community and leave us with ugly buildings with apartment style 
accommodation. The uniqueness of having choice of how where you can enjoy a 
Byron Bay Holiday will be gone, zones will create a density of accommodation to the 
restricted areas. I have had owners who live in these zones are worried they will not 
want to live in the holiday zone. We have been fortunate to create a unique way of 
life in a small country town. Limiting holiday letting to 90 or 180 days will have a huge 
impact to our economy and loss of jobs for our locals.  

   

 



Isaac Brandon 

STRAPP135 

Dear Councillors 

I live and run a digital marketing business in Bangalow. The majority of my local 
(Byron Shire) clients directly or indirectly gain their revenue from tourism. I have  
discussed the proposed STRA changes and all have informed me that these 
changes will result in a decrease in revenue and cause them to decrease their 
employment of local staff. They have also clarified that their forecasts have shown 
they will not be able to continue to engage my firm as a consultant on their digital 
marketing. This will impact my families income significantly. I hope that you can 
reconsider your plan.  

Regards 

Isaac Brandon 

Bangalow 



Keith Bauer 

STRAPP136 

While supportive of Council's proposal to reduce the cap to 90 days for non-hosted 
STRA properties, it is important to recognize the negative impacts any STRA is 
having on both Byron's full-time residents and the Shire’s public infrastructure.  

These negative impacts arise in particular as a direct result of increased traffic 
occurring along unsealed rural roads to gain access to the STRA. 

I submit that unsealed roads in rural areas must be sealed before any STRA activity 
is permitted. 

I submit that on-site effluent systems must be upgraded and regularly inspected to 
ensure the system can accommodate increased use resulting from the STRA. 

A very good example of the impact of inappropriate use of properties is the unsealed 
rural road of Browns Crescent, McLeods Shoot.  

This short rural road used to serve a handful of local residents, but now serves 
3xSTRAs, 1x farming business and 1x business operated from a rural residential 
property. 

Clearly Council lacks the capacity to manage and maintain roads such as Browns 
Crescent, but it does have the capacity to insist owners of STRAs bear such costs 
directly brought about by their STRA enterprises. 

 

STRAPP136\3177652\20220511_094144.jpg [SCANNED, FILE SAFE] 

STRAPP136\3177652\20220511_094258.jpg [SCANNED, FILE SAFE] 

STRAPP136\3177652\20220511_094313.jpg [SCANNED, FILE SAFE] 

STRAPP136\3177652\20220511_094452.jpg [SCANNED, FILE SAFE] 

STRAPP136\3177652\2





















Christophe Denoux 

STRAPP137 

Reducing the amount of STRA nights down to only 90 per year is completely 
unsustainable for me, my family members who live in Byron and work in this accom 
and hospitality, and use this work for their livelihoods.  I can't believe you would think 
of reducing down the stock pool of quiet family-style full self contained residences 
Byron-wide which attract high value travellers - they're just going to look for another 
region instead to spend their money in. Do you really think they all want to stay in a 
couple of streets full of 24/7 holiday rentals along the beachfront? And they're all 
actually going to fit there, amongst crazy loud holiday / party houses that these 
streets will turn into, a completely non-authentic experience? This 90 day restriction 
is NOT a long term solution to a perceived housing crisis - in fact it's only going to 
make things worse in Byron in regards to local economy. Rent has always been 
expensive in Byron -we started off staying in a garage in Byron 20 years ago. 
Between this, extreme weather, and viruses - it's another kick in the guts to us who 
are working hard to bring back the local tourism economy in a responsible way to our 
local community, and welcoming responsible family-style tourists who respect the 
local culture. 



Rachel Zinman 

Rachel Zinman Yoga 

STRAPP138 

To whom it may concern, 

I am a long time resident and local who was stranded out of the country during Covid 
and the subsequent floods. I have had the privilege of owning three homes in the 
shire and have also rented in Mullumbimby and Goonegerry. The last few years have 
seen increased rent prices and unbelievable homelessness. Now as we plan to 
return to the Shire the cost of what would have been $350 per week for a one 
bedroom has skyrocketed to $550 per week. This is absolutely untenable and I am 
heartbroken to be unable to find a long term rental and to have to return to the shire 
only to coach surf because rentals are unaffordable. Please consider that we have 
enough registered accommodation venues in the shire, for the rest to be capped to 
90 day short term holiday letting. Leave the homes, large or small, to the families, not 
the visitors. Having lived her all my adult life I am absolutely devastated by what is 
happening in my home town. 



Paul Collett 

Member Strat Committee, ,  Byron Bay 

STRAPP139 

I wish to object to the Byron Short Term Rental Planning Proposal. 

If implemented, this will have a major effect on tourism to the area and result in a 
significant loss of business, employment and revenue to the region. 

I have additional concerns regarding my property in Calinda Sol, a townhouse 
complex in Massinger Street, approximately 200m from Clarke's Beach. 

I have owned a unit in Calinda Sol for 33 years, and for all of this time, most of the 
units in the complex have been available for short-term rental for tourists and holiday-
makers. 

Calinda Sol is in close proximity to Clarke’s Beach and is very much in the holiday 
letting zone with a 33 year history of holiday letting.  The complex was designed and 
approved by Council in the late 1980s with holiday letting in mind with incorporation 
of a pool, tennis court and extensive landscaping. Most of the holiday letting is to 
families who visit and support many businesses in Byron Bay.  Units have been 
purchased by owners with this understanding and knowledge, and this decision, if 
implemented will have a significant financial impact on owners.  The units are not 
appropriate for long-term rentals.   

My hope is that Planning Proposal will not go ahead, but if it is implemented, I 
request that Calinda Sol be incorporated in the SEPP Mapped Precinct for Byron Bay 
East.  This would involve moving the western border of the SEPP zone by 50-100m. 

Paul Collett 
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Shannon Most 

STRAPP14 

I strongly object to these proposed changes. I have submitted my thoughts to the 
survey but there should not be different regulations/parameters for different 
residents/owners. In fact, the mapped areas simply benefit the wealthier 
owner/residents of the shire. 

There should be one rule for all, whatever the number. 



John Lazarus 

STRAPP140 

I urge NO Permission for any area getting Consent for  more than 90 days. I object to 
the 6 Council Options listed. I support a 7th Option - that if a 90 day cap is the 
minimum number of days that Council can Consent to under the heal of the Putin like 
State govt facilitation of the takeover of our Shire by the presently illegal use by these 
decades old criminal Holiday letting operators and their Mafia like representatives, 
then ALL of Byrons residential living zones should have, at this stage, this State Govt 
permissible accessible 90 day cap. I'll be calling on the Labour/Greens/Teals and 
Independents to OVERTURN this new repugnant Liberal/Nationals Legislation. No 
renting resident, in the days left for residential use, can put their kids into a school 
that they know they will continue to attend, can get a permanent job that they know 
they will have a house to live in, can borrow money to start a business or buy a block 
of land knowing they have a house that they can go to work from, under this 
predatory casualisation of house rentals  

The criminal mafia holiday letting industry has engaged in decades of criminal 
activity. These criminal have continually stuck their finger up at the Law, that 
presently prohibits tourist establishments in residential living zones. These Mafia like 
criminals did engage with a Council conference on holiday letting in 2006 (?), that 
also was attended by Agencys and the Police. The Conference came to the 
Consensus of creating new short term holiday letting tourist zones only adjacent to 
beaches and the CBD, while retaining the Legal Prohibition in all other residential 
zones. The criminal Mafia holiday letting industry did attend, but at the close revealed 
that they had lodged a prior document stating "That they would not be bound by the 
decision of the conference" - Ive engaged with this process, but I claim the same.  

Squatting is also illegal, but sits as a LEP compliant lawful residential use, but the 
Holiday Letting Mafia's criminality, proposed to be legalised, makes MONEY - screw 
the N$W Govt neo Fascists and their Criminal Holiday Letting mates, and their 
attempt to facilitate throwing renters out onto the street. This NSW Govt  farce of 
process, (being, you can have either this level of crap, or a lower level of crap), has 
as much validity as Putins  fake Referendum to facilitate his criminal takeover of land 
and its governance, and there is little reason why it should not be Resisted, in its 
entirety.  With events of up to 58,000 people in a Shire of 32,000 residents, as 
houses are sold every Shire house is likely to end up as a Holiday Lets, and we dont 
have enough houses presently for Holiday Letting for 58,000 tourists. 



Chris Byrne 

STRAPP141 

I am within the proposed 90-day area limit and am not against the proposed 
introduction of this limit for non-hosted stays. But I don't think it's fair to increase the 
limit from 180 to 365 days for non-hosted stays closer to town. I believe they should 
be subject to the same restrictions as other zones or kept on the 180-day limit at 
least. These regulations are aimed at solving the housing crisis and addressing the 
gap between the rich and poor in our shire – wealthy individuals who own multiple 
properties inside the proposed 365-day zone will continue to prosper at the expense 
of the community and displace local residents. The real enemy in this situation is the 
wealthy individual who owns multiple properties and hosts Airbnb guests 
irresponsibly/ without care for their neighbours. Members of the community who use 
Airbnb responsibly on a single property should not be penalised disproportionately to 
wealthy people who own property close to town. 



Wayne Mcinerney 

STRAPP142 

I own several properties in Byron Shire and all the properties are lived in by family 
members. I am not apposed to holiday rentals located in the right areas and having 
lived in the area since 1984 I have a good understanding of where the holidays 
rentals have always been located. I agree with the highlights proposed areas for year 
around holiday rentals. 

What I disagree with is the short stay rentals in residential areas. I live in Bangalay 
court, Bangalow and I have one right next door. I have attached google drop pin 
photo. I believe the owners are not living in our shire and have purely purchased this 
to create a business. Over the time that I have owned this property there have been 
many incidents where guests are partying well into the early hours of the morning. All 
the properties surrounding this short stay rental have families, couples that are part 
of the community and work within our communities  ! So the end results is people at 
2.00am trying to sleep getting fed up with the noise and they are yelling at the guests 
to be quiet. I built this property with the view of getting away from all the holiday 
visitors in Byron Bay and now I find that I have them right next door, year around. 
The local Police don’t have the resources to attend every noise complaint and it’s left 
to the owners to try and sort it out. Bangalow is a village and there should be No 
short Stay accommodation in residential areas. If you wish for me to provide a first 
hand account I would be available. 
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Nicholas Durkin 

Cnd Property Services 

STRAPP143 

I currently employ 7 people from the Byron shire operating 8 vehicles serviced and 
maintained in the Byron shire purchasing materials and hardware from businesses in 
the Byron shire to service, repair and maintain short term holiday properties in the 
Byron shire. If their ability to operate is reduced so will mine, there is no way I will be 
able to support the current staff levels and in turn our community businesses. My 
operations directly support local take always (staff lunches) hardware suppliers, fuel 
suppliers, mechanics (for both vehicles and equipment) 



Melissa Tym 

STRAPP144 

Dear Byron Council 

As a recent visitor to your region I am concerned that the council proposal to limit 
short term rental accommodation availability will severely limit my desire to return to  
Byron in the future.  Many people now prefer to have home away from home 
hospitality and I feel your region will be negatively impacted financially if your 
proposal becomes law. 



Aisling Hall 

STRAPP145 

Increasing the village of Suffolk Parks STRA along Alcorn St to 365 days per year will 
only have negative impacts for the local resident community.  

Increased usage of our limited local services, congestion, blockages to road 
(emergency issue), unsafe and unfamiliar behaviours such as noise, drugs and 
alcohol, we witness this already during holiday makers stays.  

Increased cars on roads making it unsafe for local children to ride and walk to beach 
(already dangerous for families as ni foot path and cars park anywhere ingoring 
common sense and road rules). Increased waste and dog feaces, which council 
already struggle to manage during weekends and peak seasons.  

The community has petitioned to increase parking, road signs, reduce speed limits 
for years. We call police regularly to report fires and beach parties and our families 
are subjected to people on "holiday mode" when we are trying to live our quiet north 
coast community lives. Suffolk Park is a village and always was. People chose to buy 
and live hear for that reason.  

Only investors chose to rent out for the purpose of business and greed. Suffolk park 
is not a business or tourism community!  

These rules go against what the council has Pride itself on. Further more increasing 
usage of acorn st properties stays will further increase dune erosion as the properties 
access the beach via their back yards. This has been an issue reported to council 
with no action already and it is an abuse of crown land. 

Further destabilisation and erosion will only increase the rate of which coastal 
erosion and hazard retreat measures will need to be placed, further disadvantaging 
the ling term wider community...  

The council must answer how these measures will be taken care of... 



Rebecca Prodger 

STRAPP146 

I own a property at , one block from Clarke's beach and 
Lawson Street. The complex we own a townhouse in has 12 townhouses only, with a 
swimming pool and mini tennis court. The townhouses are standalone and many are 
holiday rented to families due to it's close proximity to the beach and town, as well as 
the property facilities of a pool and tennis court.  There is no onsite manager.   

The 90 day cap on STRA in Byron Bay will not only have great impact on our income 
for the property, especially whilst interest rates are increasing, but will also reduce 
revenue for local people with local businesses, such as the property management 
agency, the cleaners, the linen hire company and the maintenance business owners.  
It will also greatly reduce the  number of visitors staying in Byron overnight, who will 
spend money at restaurants, cafe's, bakeries, boutiques etc. If we were to convert 
our property to a weekly rental of $1200, which will be unaffordable for a large 
majority of local workers.   

It is interesting to note in the zoning of the areas that are not impacted by the 90 day 
cap includes all of Wategoes.  What makes Wategoes so special that they can be 
exempt from this cap? Transparency for the reasoning behind the zoning would be 
much appreciated. 



Emma Heagney 

STRAPP147 

I own a property at . 

If the 90 day cap comes in I will continue to short term let in peak periods and the 
property will sit empty the rest of the year. I will not offer it to permanent tenants. This 
will impact on me economically as well as the businesses that manage, clean, repair, 
provide linen, and otherwise maintain the property 



Andrew Gibson 

STRAPP148 

Dear Sirs, 

I grew up in the northern rivers region going to primary school in Ballina and high 
school in Lismore. My father and his parents are from Kyogle and Casino. I have 
holidayed in Byron from a young age and now through having my own property am 
able to spend time away from Sydney with my wife and three boys in our second 
home Byron Bay. 

I am opposed to the potential ruling on only allowing short term rentals for 90 days of 
the year. This directive will have the a detrimental effect on visitor numbers and 
reduce substantially expenditure into the local economy. This is turn will cause local 
business to fail and unemployment to increase. 

There is no doubt there is a real need for affordable housing in the Byron region but 
this approach will not solve even a small percentage of the problem. 

kind regards, 

Andrew Gibson 



Monique Lampson 

STRAPP149 

By making my property available for short term rentals I am supporting the Byron 
Community by providing income and jobs to the local businesses in Byron - such as 
petrol stations, grocery stores, boutiques stores, cinema, restaurants, cafes, tourist 
business (such as bike hire, diving, kayaking, surfboard rentals), hairdressers, beauty 
therapists, book stores etc etc etc.  The families using my property for their holiday 
need access to all of these Byron businesses - they are spending money in Byron 
and keeping the local businesses alive.  I will not sell or make my property available 
to the long term rental market - this means that there will not be families in Byron 
spending money on Byron businesses and supporting our Byron community.  The 
Byron Council cannot afford to maintain so many essential utilities in our community 
as it is - the street lights aren't always on at night, the streets flood during rainy times, 
the roads are in bad repair.  Driving tourists out of town will result in driving Byron 
business owners out of town.  If we don't have visitors, we don't have income, we 
don't have "locals", we no longer have Byron. 



Craig Layt 

STRAPP15 

This is just more of the same from this council who in the end are trying to shut down 
tourism in some false idea that then the properties will be used as low cost long term 
housing rather than looking at the real cause of the problem - their own planning 
department. These proposals will have NO effect on long term rental availability or 
affordability. In the end there will just be more properties left empty with less income 
for people such as cleaners, retailers, restaurants and rental agencies. The 
affordability will in fact become worse because the incomes will decrease. Most 
property owners will just leave them empty and use them for their own use in the 
extra days. Does the council really believe that a luxury beachfront property is 
suddenly going to go into the long term affordable rental pool? The real issue with 
lack of supply is the famously difficult to work with council planning department which 
is largely considered the worst in the country. Investors and locals alike are reticent 
to build in the LGA because of the difficulty working with council. That is why there is 
not enough affordable housing. The solution is to release and allow development of 
higher density housing in peripheral areas of the LGA. 



Ted Sandeman 

STRAPP150 

I am writing to object to the whole of Alcorn St, Suffolk Park, being opened up to 
short term rentals.  While we are not residents of Byron Shire, our daughter lives in 
Alcorn St in a house she owns.  It has always been a joy to visit her and our 
grandchildren to observe how they interact with the local community.  In particular we 
love the freedom our grandchildren have in their immediate neighbourhood to play 
with their friends in a safe, caring environment.  We fear that this sense of community 
and safe environment will be put at risk if the whole street is opened up to short term 
rentals- such visitors, while important to the Byron local economy, will not have time 
to embrace the community the way that long term residents do.  There will be 
increased traffic and noise, prejudicing the lovely environment that our family 
currently enjoys. 

A further undesirable consequence will be the likely impact on property prices, which 
are likely to rise as absentee landlords enjoy the benefits of high short term rental 
income.  This will exacerbate the problem of housing affordability, a well publicised 
problem in Byron Shire. 

For these reasons we urge Council not to proceed with this proposal. 

 



Bill Luck 

STRAPP151 

Council's objective is to release more accommodation for permanent residents by 
reducing the number of properties available for short term rental . Has Council taken 
a serious look at who they are trying to house and what these people can afford? 
Weekly rentals for those properties that will be affected by a 90 day limit, if made 
available by owners, will probably be considerably more than the average weekly 
rent. 

  

1. The assumption is, properties permitted to rent short term for 365 days a year will 
increase their occupancy and cover the reduced visitor availability. This assumption, I 
believe, is wrong. Most properties are presently booked out short term over the peak 
period. The only way there will be an increase in annual occupancy at those 
properties available 365 days a year, will be IF visitors begin travelling throughout the 
year( i.e May,June,July August). 

2. Those properties allowed to rent 365 days short term, will increase their rates due 
to increased demand and their properties will also become more valuable. I don't 
believe this is a fair way to try and solve the problem. 

3. It is also assumed that those who will be affected by the 90 day limit will rent long 
term. This may happen in some instances, but, these properties are usually fully 
furnished and of high quality. A lot are owned by retirees or through superfunds and 
utilised by the owners.  Some owners will not rent at all, others may only rent in the 
off season and utilise property themselves over the peak period. Where do the long 
term renters go during the peak period when demand for workers is at its highest? 

So what is the answer?  

Firstly, looking at Byron specifically, the STRA should be tapered, i.e. 365 days a 
year as per Council's map, then 180 days through the immediate tourist area where 
most properties are short term and in or near the CBD and  90 days in the 
surrounding suburbs where most properties are residential. This will keep most 
present STRA owners happy and ensure adequate accommodation for visitors as 
numbers increase. 

Rental/Housing Shortfall. 

I grew up in a small town. When I started work, I had to drive an hour to and from. 

That is now pretty normal in most cities. So why is it deemed necessary for Byron 
workers to live in Byron? Surely Council can look at areas within 1 hour's drive from 
Byron where appropriate accommodation can be accessed or built. Perhaps some 
rezoning could be looked at in areas like Ocean Shore, Suffolk Park , Ballina to allow 
higher density housing at affordable rates. 

In summary, what Council is proposing will NOT work and it will create more 
problems than it is hoping to solve. I have been in the tourist industry for most of my 
working life and have seen the changes in what today's travellers are looking for. No 
longer motel rooms or noisy hotels. Independence is now in vogue. Quality fixtures 
and fittings, rooms for families and now more often than not , their pets. 



Organisations like AirBNB are here to stay and the controls they put in place protect 
the guest and the owner, unlike long term renting where tenant damage and defaults 
are common place. 

My wife and I have owned a unit in  since 2016. To my knowledge, 
there is only one owner occupier in the entire street. The 4 units in our complex are 
all STRA and complement the Atlantic complex next door. We border the CBD and 
ideally suit STRA. We trust that Council will reconsider their proposal and let 
commonsence prevail. 

 



Celeste Young 

STRAPP152 

Ridiculous that you are planning on capping to 90 days. Byron bay is a holiday 
destination, like it or not. We pay huge rates bills and some of us have been here for 
20 years and we’re lucky enough to purchase property. It shouldn’t mean we can’t 
capitalise on it. I’m a single mother of two who relies on the income. My current job 
doesn’t cover my expenses. 



Nicholas Fahey 

Property Owner 

STRAPP154 

I believe the map for 365 days should be expanded to include properties within 500m 
of the beach, consistent to the stated objectives of this mapped zone. Specifically I 
believe the Northern side of Marvell Street should be included, given this is a direct 
and proximate walk to the beach. The Northern side of Marvell St is predominantly 
tourist related accomodation (example being the Atlantis), and I have invested in a 
property that is to be used predominantly for that purpose, and therefore should be 
included in a revised map for the 365 days if that can be considered by Council. I 
have attached the area in the below file upload. Thanks for your consideration.  

Best Regards 

Nick 

STRAPP154\3177652\Appendix 4 Mapping - suggested addition (within 500m 
beach).pdf [SCANNED, FILE SAFE]



Additional Areas I believe 
should be considered 365 days 
STRA – within 500m of beach



Karen Edmonds 

STRAPP155 

There’s a shortage of housing all across Australia due to governments failure to plan 
over the last 30 years. Housing shortage is not unique to Byron. Housing shortage 
occurs in areas that have little STRA. Effectively banning STRA won’t solve Byron’s 
housing problem. 



Tracey Frost 

STRAPP156 

I am a homeowner at . Your  proposed changes to the short 
term rental cap will have significant effects on my ability to own this home. The 
interest costs of this property have already increased 75% and now you are taking 
away the ability to generate revenue to cover that. you will see people being forced to 
sell their properties which will not help the overall property owners. Definitely NOT 
GOOD TIMING with a global recession on our doorstep. 



Robert Pocknee 

STRAPP157 

If you decrease the number of days available for short term rental, the total pool of 
days available for short term rent will decrease.   

But the demand for short term rental will stay high - so I will use the law of supply and 
demand to allow me to substantially increase the daily rental amount - thanks!  It will 
mean less expense and wear and tear for me.  But less income for the cleaners, 
gardeners, trades, and so on - shame on you! 

And I won't be putting this property up for long term rental. 



Roger Cotgreave 

STRAPP158 

If this proposal doesn't go through it will be the end of Byron Bay as we know it. It 
has already changed where it s hard to find a local when you walk through town. The 
strangle hold that AirBnB has on the town has pushed rents up to where it is not 
liveable for most people. Hence the homeless problem Byron has. Stick with the 
proposal or make it even harder for AirBNB to wreck another community before it is 
too late. 



Ann Reed 

STRAPP159 

There is far too much unhosted whole-house STRA in Byron Shire and families, 
workers, older people and low-key tourists are being affected, both by the shortage of 
normal residential accommodation and by uncontrolled noise in residential areas.  

I strongly support the Byron Shire Council’s proposed policy for unhosted STRA, ie 
limited to 90 days a year except in designated zones as the policy proposed. 



Tracie May 

STRAPP16 

The 90 day rule on STRA will reduce tourism to Byron Bay, a town that relies heavily 
on tourist income, as evidenced by the substantial number of businesses that 
required Federal Government financial assistance during COVID. 

Significantly reducing tourism, will result in a number of businesses struggling to 
remain in operation, leading to increases in and bankruptcies and insolvencies. 

  

Landlords that continue to short term rent their properties, will increase prices and 
tourist will looking at the numerous other lovely holiday destination in NSW, 
Queensland and other Australian states that have not and have no intention of 
implementing a 90 day STRA rule. 

The proposed map that excludes certain areas is discriminatory and unjust. 

  

If one of the major reasons for the 90 day proposal is a lack of accommodation for 
local workers, in a town where businesses rely heavily on tourism, substantially 
reducing such will have major impacts on the local businesses.  

If businesses are unable to survive and there are empty shops and higher 
unemployment, there will be no need for local workers to find accommodation as they 
will need to look to the other towns and states for employment.  

Unless of course it is your aim to increase the welfare population of Byron Bay. 

  

In addition the cap will leave a large number of investors forced to sell their 
properties due to insufficient income to pay their mortgages that were taken out 
relying on STRA income. Penalising property owners that work hard and aim to be 
self funded retirees not welfare recipients.  

This dictatorship ruling on how property owners can rent their properties, should 
never have been made retrospective.  

If it was applied to future property purchases in the area, a purchaser would have 
knowledge of such prior to buying in the Byron shire. If my husband and I had known 
of the 90 day rule, we would have purchased in QLD as would many other owners. 

  

If a 90 day CAP applies to Byron Bay, tourists will stay over the border in QLD and 
other NSW coastal towns, that will all obtain the benefit from Tourist income. 

We along with many other property owners, I have spoken with have no intention of 
permanently renting our unit. 

  



Local employees make so much noise, they can not afford to live in Byron Bay, 
maybe they need to wake up to the fact, most people have to travel substantial 
distances to work. Our three young adult children along with many others can not 
afford to live close to their place of employment and travel over 3 hours a day for 
work. 

We know many people that travel over 45 km each way to work, at my husbands 
office many travel over 70 km each way.  

 



Bill Bailey 

STRAPP160 

 

Byron Shire Council 

re holiday letting 

https://www.byron.nsw.gov.au/Your-Say-Byron-Shire/Short-term-rental-
accommodation-Planning-Proposal 

To whom it may concern, 

I live at , Suffolk Park. 

I have lived here for thirty-one years, raised my family here and do not think it time to 
move on because the neighbourhood has become commercialised. I object to having 
our community turned into a short-term holiday party environment which it is 
becoming. I live next to a holiday let. My neighbour next to that house recently sold 
and that house is now being rented to a family that has a 12-month lease which I 
welcome fully as they will live here and become part of the community.  

If one were to conduct a survey of homeowners that actually live in their homes here 
on Alcorn Street and ask them if they like having a holiday let next to them or even 
near them, they would undoubtably tell you no. 

We live here and want to continue to live here. We don’t want to sell our properties 
for untold millions and move on, we want to stay in our homes where we live. 

I have no quarrel with people wanting to make some money by letting their property, 
so I support hosted holiday letting. Instead of allowing absentee landlords the space 
to buy one or multiple properties for holiday let while living elsewhere, I support the 
owner occupier that wants to host holiday tenants while they, the owner, stays in the 
property at the same time of the letting. 

I also object to Byron Shire Council arbitrarily deciding that Alcorn Street, or any 
other neighbourhood for that matter, be saddled with a Short Term Rental 
Accommodation, “STRA” that is unlimited in terms of the number of days allowable to 
be let. While proposing a 90 day limit in other neighbourhoods.  

Remember we don’t live in a commercial zone nor do we live in the industrial estate, 
we live at home and we don’t deserve having decisions made that transform our 
place of living into a commercialized precinct. 

Sincerely, 

Bill Bailey 

 

 



Bruce Goddard 

STRAPP161 

I am an owner and rate payer. If the rental limit is reduced to 90 days then I will rent it 
during peak season for up to 90 days. My family, friends and I will continue to  use it 
a few weeks a year and otherwise it will remain empty. It will not be put into the long 
term rental pool. The Byron area economy will be adversely affected by the lost in 
tourism that will effect both businesses owners and their employees. The few houses 
that will sell will probably be bought by wealthy people that have it as a lifestyle asset 
and will use it sparingly. I have a house at MacMasters beach that I have owned for 
21 years and it has never been rented for a single night. 



Jeremy Martin 

STRAPP17 

This is crazy that the Byron Shire Council is even considering, giving the rich owners 
of property free reign to rent their non-hosted houses 365 days a year. 

We are amidst a major housing crisis and you are exploring the idea of encouraging   

uncapped rental of the most expensive and exclusive properties in the shire. 

This rule change could effect house prices in these areas which have different rules. 

Please use some common sense and use your resources to solve the housing 
problem NOT make it worse! 



Anthony Panaretto 

STRAPP18 

Strikes a good balance of promoting visitor access and more residential priorities and 
housing availability for locals - strongly support 

Byron has been built on a long history of getting that balance right and this will help 
that over next decades 

 



Vanessa Fenton 

STRAPP180 

I am strongly against the 365 days a year ruling for holiday rentals along the 
beachfronts or  our shire, especially in Suffolk Park along Alcorn St, which  is very 
close to where I live. I would like to live in a community of trusted neighbours, not 
amongst visitors who have little respect for the environment, don't conserve water or 
electricity, don't sort their rubbish properly, don't park properly, and price local 
families out of the housing market. Why should local people who pay their rates have 
to  put up with the noise, alcohol abuse and general disturbance caused by short 
term visitors  in residential areas? Why should the beach front be reserved only for 
holiday makers/ This is what hotels are for. Please let us enjoy our local community! 



Ben Markwell 

Ben Markwell as trustee of Benlea Family Trust 

STRAPP19 

I own , Byron Bay. I understand the importance of this but believe 
you had it right at 180 days. 90 days is just too low. I live and rent my house on 
STRA and found 180 days great. 



Kessie Denham 

STRAPP199 

I don’t support the holiday letting proposal. It is a breach of basic human rights when 
local people, employed locally, cannot even apply for a rental due to so many houses 
being used for holiday letting. 



Elizabeth Critchley 

STRAPP2 

Changing the number of days that we can rent our unit will NOT make a unit 
available for long term rental.  As we use this unit as our holiday house, we would not 
ever rent it on long term lease.    All our family use it so it is occupied many weeks of 
the year by family members. I don’t agree with the proposal to restrict the number of 
weeks that we can rent to others. 



Paul Benhaim 

Raw With Life 

STRAPP20 

I have spent most of my life saving for a home, and now finally own my own home in 
the byronshire. 

My work takes me away - often at long periods for approx 6 months of the year (in 
multiple trips). 

As this is sporadic, as my work requires, I cannot rent my home long-term to anyone. 
So offering short term accomodation is my only option. 

So now, you are proposing to limit the right to use my own home as I have paid for 
the right to do?  

I use the funds from short-term rental to part pay for my expenses whilst traveling, 
which supports my work and income - that I bring back to and spend in the byron 
shire. 

This rule does not make sense for me and I vote to keep it at 180 days. I live in 
montecollum - so this is extra challenging when you propose to give Byron Bay town 
365 days - where is the equality in that? 



Scott Reynolds 

STRAPP200 

I own a property used for STRA in Byron Bay.  Rather than leave the property empty 
during the times we do not use it, opening it up to STRA brings in tourism dollars to 
the town to keep the economy moving, as well as providing my family and I the 
opportunity to use the property. Limiting the number of days to 90 will only hurt the 
town and cost jobs and dollars - your own report said just as much! I guarantee 100% 
I will not be opening my house up for long term rental, as it takes away my ability to 
use the property.  And I know I am not alone.  The council's idea that a substantial 
number of long term rental opportunities will magically appear on the back of a 90 
day limit is pure fantasy. 



James Scott 

STRAPP201 

A 90 day cap would have a great impact on the locals that have small businesses 
that rely on year round work produced by STHR. A 90 cap would create a long " 
winter" down turn that these businesses would not endure. There is more at stack 
than trying to create long term rentals. 



campbell mckellar 

STRAPP202 

As a resident and owner of rental properties in Byron Shire l absolutely support 
Council's   desire to restrict short term rental accommodation in many area's to 90 
days maximum.  

Without this restriction,while I would benefit financially, Byron will be irreparably 
damaged. 



Ian Burgess 

Byron Retreat 

STRAPP203 

We have owned , Ewingsdale since 2000, and have been holiday 
letting the property for 20 years. 

The house sits on 6000 square metres of gardens, with only one neighbour, five 
kilometres from the congested Byron Bay town precinct. 

Most commonly the house is rented by a couple or small family but can sleep up to 8 
people. 

We have had a single noise complaint in 20 years, probably less than if the property 
were owner occupied or rented full time. 

The property has been designed and furnished for luxury short term holiday rental 
due to its privacy and high standard of facilities and would not be affordable for long 
term leasing for itinerant workers. 

There is a single house with no provision for host accommodation. 

If we could only rent the property for 90 days a year, the business would not be 
viable, and we would be forced to close. 

We have employed a manager, cleaner, manager, gardener, ground keeper, local 
tradesmen and linen suppler for 20 years, all of whom would be made redundant.  

The current proposal is inequitable. The proposal gifts high value STR properties the 
surety of continuing success, while ensuring other long-running, well managed 
rentals will fail, purely based on lines on a map. 

The approval for 365 day short term rental should be granted by application on a 
case by case basis, for a fee paid to Council. 

 



Jake Davidson 

Spoto Cleaning Services 

STRAPP204 

As an owner operated cleaning company based locally in Bangalow, a majority of my 
work will be directly affected by changing to a 90day cap on Short Term Holiday 
Rentals. I don't believe the proposed changes will help with the housing shortage, the 
majority of owners of the properties that i clean will keep doing short term rentals with 
the 90 day cap and the houses will sit there empty the rest of the year. This will be a 
massive loss to tourism in the region and I believe it will result in a huge number of 
job losses locally for many people who rely heavily on these properties and their 
guests. 

This reeks of a politically motivated short term 'fix' to a problem that has been 
occurring country wide for years, caused by successive governments ignoring the 
increasing need for and lack of affordable housing and public housing. 



Rohan Anderson 

STRAPP205 

Hi 

I think the zone for 100% STRA is too small. It does not cover the areas where 
tourists like to be.  This restriction will put all the cleaners, laundry, bin, garden 
people into financial hardship.  

The area needs to extend 1 km from any beach and should include the area within 
200m of Johnson Street and all of Beachside Suffolk Park.  

Thanks  

Rohan Anderson 



Lisa Wentworth 

STRAPP207 

I fully support the cap of 90 days throughout the shire.  However I would like to see 
the areas designated for 365 days to be reduced to 180 days for the following 
reasons: 

- absentee landlords contribute nothing to the community 

- people who live in the designated areas do not want to live where there are no local 
neighbours where holiday makers with no connection to the community stay 365 
days per year. Often these people are noisy and disrespectful and clearly the current 
security/monitoring does not work 

- Byron has become a town which cannot afford to cater for locals.  Due to the sheer 
number and wealth of holiday makers who short term let in Byron, plus high rents as 
a result, businesses that cater to locals have had to move or close.  Mechanics, sport 
shops, affordable restaurants, entertainment venues and practical clothes shops can 
no longer afford to operate.  Locals must drive to Ballina or Tweed to do their 
shopping.  Did you know you cannot buy a bra in Byron Bay? 

- the housing shortage will be helped so locals' children might be able to find 
somewhere to live and workers wont have to spend hours in their cars. 

Thank you 



Donna Stewart 

STRAPP208 

The proposal will affect tourism in the area, it will increase the cost of holiday rentals, 
(simple supply and demand economics) which will have a negative effect on tourism, 
people will choose to holiday in a more affordable area. Businesses will suffer and it 
will not make housing more affordable or accessible. Where units cost millions you 
will not get affordable housing, interest rates are rising and investors need an 
increase on the return of investments not a decrease, this proposal makes no 
economic sense.  The proposal is a restriction of trade and will be followed by Class 
legal action 



Tracy Fitzgerald 

STRAPP21 

I am leaving the below comments in objection to the 90-Day Cap on STRA letting. 

* The 180 Day plan which came into place in January hasn't even been running for a 
full a year. How can there be enough data available for this to be considered to be 
reduced any more? This makes it seem like the council is not acting fairly in terms of 
planning.  

* The 365 Day areas are ridiculous! Wategoes and Suffolk park favour the rich 
whereas the "everyday" person like myself who put their life savings into investing in 
Byron is now being targeted. This makes it seem like the council is showing 
favouritism to the rich - and potentially those with council ties.... 

* By creating blanket rules (one map and one set cap for all) the council is 
approaching a very complex situation with a blanket solution WHICH DOES NOT 
WORK. You will drive up rents for local people and drive up accomodation prices for 
tourists (who will ultimately head elsewhere). 90 Days is not an economical balance - 
it will swing the pendulum too far in the other direction.  

>> There should be more consideration to creating levels of STRA rentals. If the aim 
is to improve options for local rental housing then create rules for apartments which 
are economically better for locals to rent that expensive free standing Airbnb 
properties. 

* The council is not taking into account the amount of local people who also have 
businesses and income related to holiday letting. A great deal of people in Byron rely 
on this industry. 

 



Owen Wright 

STRAPP22 

Hi  

I’ve lived and owned property in this area for 12years. Im a professional surfer and 
Olympic medalist. Byron’s appeal is it’s thriving tourism.  

Changing Byron short term rental for some areas to 90 days is strongly opposed by 
myself and people I know. 

I have a property in Shirley st that’s under the new 90 day proposal. I went to long 
term let my house during covid and no one wanted to rent it because it was on the 
main road and the road is constantly packed with traffic. I’m back to short term stay 
which is the only stays people put up with because of the traffic and noise. 

If your doing 365 days on the north side of the st why not extend it to the sth side as 
well. 

Despite just that area I mentioned I know many people that have holiday letted their 
houses that are simply just going to sell it all together and not even bother with this 
town now as it will completely kill the holiday vibe of this town. Driving it backwards. 
Locals don’t buy from these shops. Tourists do. When the tourism drops the town will 
die. Shops will be forced to close. There is already enough competition with online. 
And with this change you will only drive foot traffic down and bring in people who  
Simply will not support the towns thriving tourism trade. Or even buy a house in here 
ever.  

With this proposal I believe you will kill this town for good.  

It’s plain as day to see. And it’s almost as if it’s apart of your plan to kill it.  

Every restaurant, shop, property owner I know believe this and the fact it got 
proposed makes us reconsider wether this is the town for the future. Or wether it’s 
the town to crumble due to terrible policies like this.  

Regards Owen  

 



Alexander Bosin 

STRAPP23 

356 days are not healthy for a small town. There are not to many beneficial aspects 
for the community. No tax income and no living space for normal workers. Most of 
the jobs which are created by STRA were only for backpackers but not locals. 



Andjana Pachkova 

STRAPP24 

HI I am writing regarding a proposal to reduce non-hosted short term holiday rentals 
in Byron Bay to 90 days from 180 days per year.  While, our family agrees that the 
Airbnbs are a problem for the community both in terms of creating a transitory 
environment and dissipating local culture and also in a sense of creating lack of 
housing for the residents to rent, we find there are exceptions to the general rule.  In 
our case, we live in Sydney where my partner and I work and our kids attend high 
schools.  Once our children are out of high school, we will be moving to Byron Bay 
more permanently, for now we spend all our school holidays in Byron Bay.  Given 
that we come up every 2.5 month or so, it would be a hardship for us not to be able 
to short term let as we have a very rigid schedule and would not be able to contribute 
to the long-term rental lease pool in any event.  I wonder of there could be made a 
provision for families who are spending all their school breaks at their home while 
renting elsewhere (like we do in Sydney) until one day soon we can permanently 
move to Byron Bay.  Happy to provide affidavits form our neighbours that we spend 
the majority of our school holidays in our Byron Bay home. 



Claire Dumont 

STRAPP25 

I fully support the reduction of STHL for a max of 90 days. The Byron Shire is in 
critical need of workers for its major infrastructure and tourists attraction alike and 
none of them can afford to live here. We need to make Byron affordable for locals 
again. 



nick Hepp 

STRAPP257 

You cannot fix the affordable house crisis by shutting down STRA. The vast majority 
of properties that are holiday let are well above and beyond the means of medium 
income earners let along low income earners, who are effectively the ones needing a 
place to live. All you will do is lose a phenomenal amount of tourist dollars to the 
Byron economy and have 1000 + current STRA properties left empty (as if you didn't 
know the wealthy use their holiday houses as holiday houses!).  

Build affordable housing and stop trying to gain votes on an issue to leverage your 
own career Mayor. 



Katherine Jenkins 

STRAPP26 

I have lived and worked in the shire for 16 years but can no longer afford to live 
where I work. I have to drive nearly an hour to work. No one can get staff because 
we can’t afford to live there! 



Sarah Mellor 

STRAPP27 

I want to voice my support for this change. I implore you please, please consider the 
powerful impact and implications such a change could have on community. 



Peter Lee 

STRAPP275 

Whilst I currently have a property within the proposed 365 day area and may stand to 
benefit from it, I also do not believe that there should be a 90 Day cap at all, which 
impinges on the rights of the property owners and will devastate the Byron 
community. My opposition to this proposed cap mainly revolves around the 
potentially devastating effects for the local community and people that own and rely 
on the local businesses. 

Byron Bay has always been a tourist town, with vibrant tourism and the businesses 
that rely on these tourist dollars. All the businesses and staff in the region will be 
devastated. Whilst I understand that you are thinking about how people can rent in 
Byron to allow them to work in the area, what will happen is that the businesses will 
all go under and close up, therefore there will be no jobs in Byron for these people. 

Limiting the number of days a property can be short term let will also lead to 
increased rental prices, potentially put all the hard working local businesses out of 
business as people will not want to come to Byron due to high prices and the centre 
of town being a ghost town of failed businesses. It will change what Byron is all 
about, and not for the better. 

I do not believe it is in the locals best interest to limit accommodation, tourism and 
business opportunities in Byron. They all rely on the tourist dollars for their livelihood. 

I also do not believe that it will return properties back into the long term rental pool in 
Byron and it will have a massive negative effect on the Byron economy. Service staff, 
kitchen hands, Baristas will not be able to afford the long term rental rates of the multi 
million dollar properties in Byron Bay, even if it was returned to the long term rental 
pool. 

The negative effects of this policy will be far reaching and if this policy is 
implemented, Byron Bay and the LGA is unlikely to survive. 

I would have thought with the abundant land in the LGA that could be fast tracked 
land releases with affordable low cost housing would be a much better and more 
positive solution for the area. 

Byron is currently a magical place that attracts both domestic and international 
tourism, which I also believe is one of the best places in the world. We implore you 
not to ruin this amazing place with your proposed policy. 

Thank you for your consideration. 

 



Kym Gilham 

STRAPP28 

We need to counter the effects of rampant Airbnb’s / STRA  in our community. It just 
isn’t fair, and long term it will ruin most of the reasons why byron is such a special 
place 



Blake Eddington 

STRAPP29 

Please do not extend the 365-day rule into Byron Town. 



Jane Leacey 

STRAPP3 

I am here to reject the 90 day cap 



Sean Miljoen 

STRAPP30 

We purchased our property at  because it is where we want to 
eventually live permanently. 

We love it here. 

Being able to holiday rent our property has allowed our family to spend as much time 
as possible here, in between business commitments in Melbourne, for the last 11 
years. 

We pay rent in Melbourne, just so we can own our home in Suffolk, we can't afford to 
buy another house. 

We have paid rates to Byron Shire for 11 years, we pay rental commission to a local 
real estate agent, we use local trades for upkeep & renovations and we spend our 
savings while staying here, usually between 6 to 8 times a year. 

Reducing the amount of time we can holiday rent our property means would have to 
sell it. 

Permanent tenants would not cover the increased mortgage payments plus it means 
we would not be able to use the home we love so much at all anymore. 

For 11 years we have successfully run our home as a business and contributed to 
this community, not only with the support mentioned above, but with the many happy 
tenants who stay in our home and write reviews singing the praises of the area and 
encouraging more people to come here. 

The boundaries of this planning proposal are ridiculous and favour only those rich 
enough to own a beachside property on Alcorn St, not surprising at all as very little 
favours those who have to try and work a bit harder to eventually have something. 

Why the boundary isn't larger is beyond me. 

This is a suburban area, but it is also a holiday area, always has been and it's totally 
unreasonable to penalise home owners who's properties are within a short walk to 
the beach and jeopardise peoples livelihoods. 

Things are hard enough at the moment, why do they need to be made harder?????? 



Mark Ryan 

LRG Lawyers 

STRAPP31 

I support the planning proposal by the Byron Shire Council on the basis it provides 
more accommodation to the local community, in areas that are relevant for local 
community accommodation. It also supports the tourism economy by allowing visitors 
access accommodation to relevant areas of Byron Bay on a full-time basis. 



Joan Hoyle 

STRAPP32 

My family bought our property in New Brighton in 1955.  My father bought in that area 
as he grew up on a banana plantation and New Brighton was where he used to go in 
school holidays and loved the area.  New Brighton was always a holiday destination 
and the New Brighton Oval was used for camping - I have photos from the 50ies and 
60ies showing caravans and tents on the oval (attached).  He then brought his family 
to New Brighton every school holidays and then we brought our family once a year 
during the Christmas school holidays - and now our children are bringing their small 
family to New Brighton.  Things have changed over the years - but New Brighton 
remains a holiday destination for young families that love the beach and the river - 
where is is very safe for young children.  My husband and I rebuilt our houses on our 
property in 2015 and 2016 after we both retired.  We live in one property and rent the 
other for short term rental for our retirement investment.  We had to rebuild in order 
to make our houses resistant to both flooding and the danger of fire.  In order to do 
that we needed to borrow money and those high costs are being covered with the 
rental we get from STR.  New Brighton should be included in the areas that allow 365 
day short term rentals. 
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Susie Lomas 

STRAPP325 

I do not support the 90 day cap as it will affect my livelihood and ability to look after 
my families. 



stephane andre 

STRAPP326 

The 90 days restriction proposal would have a clear negative financial impact for me. 
It also discriminates between people having invested in the Byron zone vs outside of 
it. I will most likely sell the property if it is passed. 



Claudine Claridge 

Pacific Accommodation 

STRAPP327 

I currently manage 4 full time properties as a property manager and 4 others for 
school Holidays. If the cap is 90 days, I would lose most of my income. 

I would need to leave the area to find work. 

At the properties I manage I employ cleaners, Handy men, Window Cleaners, 
gardeners, Linen Hire, Chefs and Pool Cleaners. These people can be employed as 
there is an income to the properties. All these people would be affected by at least 
50% decrease in their businesses. The restaurants would not have the clientele to 
eat out and locals would not have income to eat out 

The owners of my full time properties would not return the property to the rental 
market as they use the property on regular basis. 

I feel the Byron council is listening to a small minority of people. The people that live 
and work here love  that they can support the trade that keeps the town financial and 
moving forward 



Leslie Demos 

STRAPP328 

As a rate payer I strongly object to the proposed 90 day cap on short term rental.   
This would result in other issues for the local Byron Bay economy and surrounds.   If 
the short term rental was capped then the retail and hospitality industry will suffer due 
to the lack of visitors to the area.   

Not withstanding this, the financial damage to the people who service this industry 
would be devastating.  This includes cleaners, service managers, local trades and 
others who assist in servicing this industry. 

This on top of the covid crisis that we have been through would have a dramatic on 
these people who are now trying to resurrect their businesses and careers. 

This is no way a solution to the housing crisis within Byron Bay.  The costs of 
purchasing or renting the premises you are targeting would not be within the means 
of the people you are trying to assist.    

We should recognise the financial benefit to the community as a whole due to the 
influx of visitors due to short term rentals. 

 



Carole McCrea 

STRAPP33 

Hello, I reside at  which is out of the are for 365 STRA. I initially 
purchased the property as a long time dream to buy in Byron Bay. I have spent 15 
years working and saving to do this and was fortunate to buy in June 2020. I would 
like to say that although i completely understand that council are trying create more 
housing but to force home owners to rent their properties permanently, is not an 
option for me as i visit for 4 months of the year when tourist don't visit. I believe that 
limiting the number days will have a negative effect on your tourist dollar which i 
know that many restaurants, cafes, boutiques rely. Not to mention the gardening and 
maintenance businesses that manage STRA. Please, please extend the boundary or 
increase the days to ensure this doesn't effect your local businesses. regards Carole 



Douglas Mouncey 

NA 

STRAPP330 

I have lived in  since 1991 and have witnessed the most shameful 
behaviour and disregard for permanent residents rights for a peaceful life in their 
homes by the STRA tourists with the current regulations. To allow  a person’s 
neighbourhood to be overrun 365 days a year is outrageous and I suspect driven by 
greed and how some people will try to extract every last dollar they can at the 
expense of others 



Philip Cook 

Byron Quality Linen 

STRAPP331 

The introduction of the 90 day letting rules would severely impact my employment at 
BQL. 



Brad Hiles 

STRAPP332 

I work in the tourism industry as a packer and delivery driver for a linen company that 
supports the byron suffolk and surrounding areas short term rental market.If these 
new restrictions are put in place more than likely my employment will be 
terminated.Byron Bay is built on tourism, the council is restricting trade and tourism 
will most definetly decline.PLEASE STOP THIS PROPOSAL 



Anthony Joseph 

STRAPP333 

Byron Bay town itself (from Lawson to at least the cnr of Kingsley and Tenyson) is a 
prime tourist area with shops, cafes, restaurants, clubs and accomodation such back-
packers, hotels, apartments and STRA. As it is already established as a prime tourist 
area and STRA should be unlimited. Limiting short-term rental reduces the options 
available to tourists who want easy and walkable holiday in which they can access 
the facilities of town and the beach. These type of tourists support business in town 
and also help limit  vehicle congestion. Just as some areas have been identified as 
suitable short term rental because of access to beaches etc, BB town should be 
included as having similar access plus all the facilities in town which depend upon 
the business tourists bring. To increase accomodation for people living in the area 
limit STRA do it in suburbs surrounding BB town which are already primarily 
residential. 



Emma Ryan 

STRAPP334 

I do not support the 90 cap on holiday rentals. More so as I find it unbelievably 
unreasonable that Byron Council feel they can pick and choose which home owners 
have full flexibility with their homes.  Every home owner should have equal rights to 
do what ever they wish with their OWN home.  We will not be renting out our home 
for long term rentals but will be using it for our own use and for friends and family. 



Colin Dove 

Owner Submission 

STRAPP335 

We wish to object to the implementation of the 90-day STRA Plan as attached 
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Byron Shire Council 
 

Mullumbimby. NSW 2482 
 
ATTENTION 
Mr Simon Richardson - Mayor 
 
REGARDING STRA   Byron Bay  
 
Dear Sir, 
 
We as owners of four Holiday Units in Byron Bay which to make a statement objecting to Council 
introducing a dramatic change to the existing Holiday Rental regime in Byron Bay. 
 
As background we have been providing good quality holiday accommodation, generally to families 
enjoying Byron Bay over an uninterrupted period of 24 years. During that time to offset Council 
concerns as original members of the HLO the voluntary noise complaint scheme was introduced with 
the three strikes and ‘you are out’ policy. In my memory we have had no holiday tenants removed 
form the property and I have no recollection of any issue with the surrounding properties, caused by 
tenants in our property. Also, during that time, we have had long term holiday renters who have 
stayed in the property from 6 months to 2 years indicating they were pleased to stay in an enjoyable 
environment that we have provided. 
 
Additionally, our property is one block west of Kipling Street and just outside the Holiday Rental 
Inclusion Zone. Our holiday unit property is completely surrounded on all sides by Units which are 
predominantly holiday rentals. The selection of the approved areas appears to have been arbitrarily 
determined with no consideration of areas, like ours, where there is only Unit accommodation and 
no individual free-standing houses. Why can’t specific areas be included in the approved rental 
zone? 
 
Just as an example of how our four Units contribute to the local economy is worthy of your 
consideration. Out of our total rental turnover for 21/22 only around 8% is paid to businesses 
outside Byron Bay, for example Telephone and Land Tax cost. The full 92% is returned to the local 
area, through payments we make in Rates 5.5%, Strata Fees for local trades 21%, Electricity 4%, 
Cleaners 8.5%, Local Linen Hire 4%, Repairs & Maintenance local trades & handymen 20.4%, 
Replacements for purchases in Ballina-Byron 13.5% and Local Agents Fees 21%. This represents 
around $250,000 to the local economy extrapolated over 24 years at current value, represents many 
millions of dollars we have spent in the local community.  
 
The Council policy will not force us as owners to permanently rent our properties as they are all 
furnished and it is very doubtful that we could find permanent tenants able to afford a permanent 
market rental. It therefor appears Council are forcing reputable property owners who have been 
operating legitimate, good quality, holiday rental accommodation to close their doors, without any 
economic or in our case social justification. The 90-day STRA plan seems poorly considered, 
economic folly for Byron businesses and with careless consideration of approved holiday rental 
areas. It is a broad-brush policy which will have a severely detrimental impact on the unique 
atmosphere of Byron Bay. 
 
Very concerned ratepayers.  



Su Reynolds 

STRAPP336 

I have been a real estate agent in Byron Shire for the past 30 years. I have sold 
many properties to investors as holiday properties. In my experience these investors 
do not buy these properties for a rental return they in almost 100% of cases buy them 
primarily because they want a holiday home here for their own use and the holiday 
income is secondary. I see first hand every day the affects on residents in our 
community with the desperate lack of affordable housing and I agree something 
needs to happen to help this situation. Reducing STHL to 90 days is not the solution 
as most of these holiday investors will retain their holiday home for their own use and 
just let them for the 90 days PA, this will not result in an increase in permanent rental 
accomodation. This will only negatively affect those whose jobs are reliant on this 
industry - many families and single Mothers who have cleaning businesses, single 
operator holiday management businesses, the retail shops and restaurants who 
depend on this industry for their livelihood. The plan to try to fix one problem being 
lack of affordable housing (which will not create the desired outcome) will present 
another huge problem in our community with the loss of local peoples jobs and the 
devastating affect on local businesses. 



winston mccall 

STRAPP337 

How have the current maps and zone been decided? The whole thing seems pretty 
random. We have a property located at Broken head, basically next door to a 
caravan park, within a national park tourism zone and yet there isn't even a map for 
the area. What was the process and criteria used to make these decisions? From the 
maps I see entire neighborhoods that would surely be seen as residential being 
highlighted for exemption, while their neighbors across the road fall outside of the 
markings. How was this decided? Also how is the fair? 



Ian Heiniger 

STRAPP338 

I am a long term resident of Byron LGA. In addition to my own home in Byron Shire, I 
currently own a residential investment property at , Byron Bay. 

As a long term Byron Bay resident, I am well aware of the long term rental supply 
issues and am sympathetic with the local families that are negatively impacted by it. I 
appreciate council’s concern in attempting to improve the situation, however 
unfortunately from a personal perspective it fails to meet its objective. 

The property which we own at Butler Street was purchased in 1989 as an investment 
property. From the outset it was rented on a long term basis under the management 
of local real estate agents. Being conveniently located it attracted good rental returns 
which always seemed beyond the means of local families. As a result, it was 
invariably rented as a share house, initially to well referenced locals, but due to the 
transient nature of the workforce, they would move on and be replaced by 
acquaintances, “room for rent” ad applicants or backpackers. For the large part the 
property was not respected, and tenants struggled to fulfil their lease obligations. At 
one stage the tenants were a young couple who, as it turned out were operating a 
company which conducted surfing holidays in Byron Bay. They filled the house with 
bunks and cut down a tree in the back yard so that they could park the coach which 
they used to transport guests from Sydney. At that stage there were still a couple of 
permanent neighbours who unfortunately complained regularly about the behaviour 
of those staying. Our last long term tenants were a family that seemed to be rarely 
there. Purely by accident, we discovered the property listed on Airbnb and it was then 
that we realised that we HAD to stop renting on a long term basis. 

The property was subsequently refurbished at considerable expense and has since 
been utilized for STRA and personal family holidays. We now have better control 
over who is staying at the property and for most of the time it is well respected and 
complaints from the few remaining permanent neighbours are very minimal. 

A large percentage of neighbouring properties are similarly utilized and are well 
patronised due to the proximity to the beach and CBD. The recently completed bus 
interchange is also very convenient for travellers. 

The new Byron Bay bypass was not widely supported by nearby property owners due 
to its adverse impact on residential amenity, but it is of lesser consequence to STRA 
users. 

The property has proven to be a successful investment and it will be retained. Whilst 
ever it is, it will never again return to the long term letting pool, and that is where 
council’s planning proposal fails. The properties in this area that are utilised for 
holiday letting are unsuitable for long term rental. Owners will not rent them on that 
basis in this area. 

Council’s proposed 365 day STRA precinct needs to be expanded to include this 
area. None of council’s objectives under the proposal will be met by excluding this 
area. Again, I reinforce that I am sympathetic with Council’s concerns regarding the 
shortage of long term rental accommodation but as outlined above, excluding this 
area from the 365 day precinct will do nothing to improve that situation. I am satisfied 
to console myself that any adverse impact my decision to rent the property on a 
STRA basis is more than offset by the direct  benefits gained by local families whom 



we employ to assist us with cleaning, general maintenance, garden care, pool 
maintenance and supply of linen as well as the indirect benefits gained by the many 
local businesses that our guests patronise. 

A large percentage of properties in the area are utilised for STRA because they are 
well suited for that purpose due to their proximity to the beach and shops. They are 
closer to services than most in council’s proposed 365 day precinct and are closer to 
the beach than some as well. I cannot see how this area can be excluded from the 
365 day precinct when it is more favourably located than some that are included. 

Most STRA properties in the area have been refurbished to accommodate holiday 
guests. Long term tenants cannot afford this standard of accommodation and from 
our experience do not respect it. 

The construction of the Byron Bay bypass has reduced the residential amenity of the 
area, but this has minimal impact on STRA. 

The Byron Bay bus interchange in conjunction with the rail precinct project is within 
200m. This is an area ideal for STRA. It should be included in the 365 day STRA 
precinct. 

 



Michael Joseph 

STRAPP339 

The 90-day proposal is a reckless, idealogically driven experiment. There is no way 
of knowing if imposing a 90-day limit on STRA will have the sought after affect. That 
is, the introduction of more affordable accommodation into the area. However, it is 
definite that it will result in fewer tourists visiting and staying in the Shire, and in 
particular families, and thus damaging local Byron business. 



Ben Mallinson 

Byron Bay Design Group 

STRAPP34 

Short term accommodation should be subject to DA applications as a change of use 
for a lot. There should be appropriate development standards that ensure amenity for 
those living close to these lots just as you would a motel, hotel or boarding house 
and fire safety for those staying on the property. 



Cheng Kwong 

STRAPP340 

I believe your zones are too restrictive. Byron Bay is very much a tourist town. So I 
think you should not restrict accommodation in clearly commercial areas, such as 
close to the town centre. It would be good to continue to encourage tourism to the 
town, as so many businesses depend on it. 



Gabby Williams 

STRAPP341 

We understand the need to reduce non-hosted short-term rental accommodation to 
90 days in residential areas in most of the Byron Shire as it is not fair to those that 
live in the area full time. We feel as though our STRA does not fall within this 
category of rentals and hope that it be considered an exception and in an area 
without restrictions. Belle Helena is located in McLoeds Shoot on a working farm set 
on 200 acres in the Byron Bay hinterland. As we have a working farm on our 
property, it is managed 24/7 and have someone living in another dwelling on the 
property. With it being in a rural area, we do not have any neighbours in sight and 
because of this, have never once received a noise complaint. As we do not allow 
instant bookings for our property, all guests are first vetted by our rental company, 
Byron Bay Luxury Homes, and then brought to us for our approval. Majority of our 
guests include family gathering and corporate retreats, and we have a strict no 
partying policy and do not allow groups of guests under a certain age. We want to 
offer our home to be enjoyed by others but want it to be respected and especially its 
location and the community as Byron has been a special place to us for many years. 
We appreciate you taking the time to read this and hope that you take this 
submission into consideration when making your decision. 



Ann Day 

Luxico 

STRAPP342 

As a short term holiday property owner in Myocum, I strongly oppose this proposal. I 
don't believe owners of luxury holiday homes in the area (myself included) will free 
up their homes to permanent rentals, even if they did the rent would be too much for 
most locals. In addition it would mean we would lose the opportunity to use the 
homes for our own holidays.  

If this proposal comes into effect, we will continue to use the property for our 
personal use and it would remain vacant outside of those days, resulting in reduced 
tourism in the area. 



Margaret Coleman 

STRAPP343 

I have lived in Brownell Drive in Wategos for about 28 years. Like many Byron Shire 
residents I was very happy that the NSW government had brought out rules to control 
short-term holiday letting and give some peace to residents affected by holiday 
makers. 

There is an unhosted Airbnb in the house next to me and I have had to call the noisy 
neighbours complaint line many many times. This is my home and it is in residential 
area. There is a house next door to me that has just been bought and is being 
renovated and will be holiday let unhosted. This will probably drive me out of my 
home.  

There are several other Airbnb properties in Wategos that are hosted and so there is 
no problem. The hosts make sure of that.  

The NSW government introduced the STRA rules to protect residents. 

The same rules should apply to all areas of the Byron Shire.  

 



Andrew Penfold 

STRAPP344 

The proposal for 90 day cap on STLA will do absolutely nothing to return any of my 
properties to the permanent rental pool.  All it will mean is that I will use it more for 
me and my family and friends, I will rent it out as much as is permitted, and less 
money will be spent in the local community by visitors. I think the Council members 
advocating this 90 day rule are simply dog whistling to insular voters (like the redneck 
ones who paint "Locals Only" on the rocks at The Pass and even have their own 
website and social media groups promoting their arrogant bigotry) to make them 
wrongly believe that suddenly houses will come into the market for permanent rental.  
Of course it will do nothing of the sort and you are selling them false hope in the 
attempt to win votes.  I am a long term member of the Byron community too and this 
sort of divisive and cynical campaign of untruths and fear is cheap politics and does 
nothing to serve the interests of the community as a whole.   If you take a property 
worth $7.5m in Byron, and assume a rental yield of just 3%, that would equate to a 
rent of $4326 per week.  I can't imagine there are many of the people you are trying 
to help that would be able to pay that in the permanent rental market.   I recently 
rented another house near Bangalow for $700 per week and there weren't many 
people in the permeant rental market who could afford that.  I think the proposed 90 
day limit will do nothing but harm and cause more division in our community and it 
certainly will change the way many community members will vote in the next election. 



Eliot Roach 

STRAPP345 

I rent my property for holiday makers and I and my family use it to visit BB. 90 day 
STRA restriction would not make it viable for me. Id sell. Id leave. People will go 
elsewhere due to limited accomodation. Dont you see that?. Dont do it. 



Tara Torkkola 

First National Byron Bay 

STRAPP346 

I do not support the 90 day cap as it will affect many people in the communities 
livelihoods and ability to look after their families. The Byron economy will be 
adversely affected by the loss in tourism. This will effect both business owners and 
their employees. 



Andrew Robinson 

STRAPP347 

As the rental of our property (on Lighthouse Road )on  a short Term basis is our main 
source of income that still enables us to stay at the property ourselves when it is 
vacant, a permanent rental would not suit our financial needs and situation.  We are 
the only original owners left in the complex, purchased in 1987 as eventually our 
retirement fund.  We are now retired and we live off our earnings from the rental and 
should the council change the regulations we would be place in a difficult situation of 
diminished income, but to let on a permanent basis would be out of the question for 
us as we use the property when available for ourselves (with family and friends ).  
We lived in Byron Bay on a permanent basis from 1998 until 2010 and have strong 
attachments there. 



Scott Kenyon 

 

STRAPP348 

As a very long term resident and local business owner I am definitely apposed to 
Council's 90 day holiday let proposal. Our small linen hire business currently 
supports 6 Byron residence plus there families. This proposal would mean the loss of 
90% of our business therefore the loss of all staff.  Currently we supply approximately 
140 Byron Shire properties that will be directly affected by this 90 day proposal and 
the trickle down affect it will have on those properties, Cleaners, suppliers etc will be 
considerable and a huge loss to the Byron economy. We have recently attended one 
of your sponsored community meetings and we certainly understand Byron Councils 
pressures. However we urge you to listen to the majority of Byron Shires residence 
feedback for answers. Kind regards 

Scott & Amanda Kenyon 



Col Myers 

 

STRAPP349 

Please see the attached letter we have submitted below on behalf of the Owners 
Corporation at Bayview Beachfront Apartments AP 16168. 
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Our Clients submission 
 
Our client submits that:- 
 
1. The current mapped 365 day precincts for the Byron Shire should be expanded 

to include the Byron Bay CBD - or at least Bay Street and surrounding areas, 
and 

 
2. That Bayview should be considered a ‘Tourist Accommodation’ complex by the 

Byron Shire Council.  
 
Reasons why the mapped 365 day precincts should be expanded to include the Byron 
CBD, or at least Bay Street and surrounding areas 

1. Bayview is just outside the current mapped precinct and less than 100 metres 
from the start of a 365 day precinct, from the corner of Lawson & Middleton 
Streets. In our clients view, the 365 day precinct map inexplicably excludes the 
Byron CBD. 

2. The Byron CBD contains many properties used for short term holiday 
accommodation and has very few permanent occupants. Our client view is that 
it is not an area for permanent residence and is much more conducive to short 
term holiday guests. 

3. The council’s STRA page on its website states about the 365 day precincts: 
“These areas have been identified by Council as they are considered to have 
high tourism appeal and are most suited for unrestricted holiday letting due to 
their proximity to the beaches and services." If that is the criteria for 
exemption,  then it is our client’s firm belief that the CBD has to be the first area 
exempted as a 365 day precinct, and in particular, Bay Street, Bay Lane and 
Middleton Street. Again, it is our client’s firm belief that If the CBD doesn’t meet 
Council’s stated criteria for being included in an exempt precinct, then nowhere 
else in the shire could possibly meet those criteria. 

4. Accordingly, our client submits that the exempt 365 day precincts should be 
expended/changed to include the CBD and in particularly, commercial 
properties with onsite managers like Bayview and neighbouring properties. 

 
Reasons why Bayview should be considered ‘Tourist Accommodation’ by the Byron 
Shire Council and have the benefit of existing use rights under the Environmental 
Planning and Assessment Act 1979. 

1. From enquiries we have made, there was no building use classification for 
‘tourist accommodation’ when the original DA for Bayview was approved. 
Accordingly, Bayview had to be classified as a ‘residential flat building’ and 
Council, in its letter on the 6 February 1979 (that issued conditional consent for 
DA T3.4, and subsequent BA 417/79), made no mention of restricting the 
building use for short term accommodation.  

2. Council has indicated that it was aware that the building would be used for short 
term holiday letting, as in item (d) on page 2 of the letter from the Shire Clerk 
dated 27 July 1978 - where Council quoted an objection from a local resident 
as follows “During holiday times, and when fully tenanted, it can be expected 
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that the proposed building will have 60 plus occupants and visiting extra 
persons…”. 

3. The Development Division File Report for DA No.88/609 -dated 9/11/88 - 
contains a note from a Council employee at Item 7 as follows: "Present use 
Residential Building - used mostly for holiday accommodation". 

4. Town planner Malcolm Scott prepared a Statement of Environmental Effects 
dated 19 Dec 2008 which was lodged with Byron Development Application DA 
10.2008.755.2. In his Statement of Environmental Effects, he included a table 
(Table No. 3) of Land use and development history. That table includes the 
following description of DA 88/609: 
 
Office approved 4 January 1989. DA Statement of Environmental Effects 
proposed a small brick and shingle structure adjacent to the Bayview Holiday 
units (emphasis added) to be used as an office for building manager’. Under 
this table, he has added Council’s letter of 6 February 1979, in which it has 
issued conditional consent for DA T3.4. Subsequently, BA N0. 417/79 does not 
restrict the use of the building for short term accommodation and Council has 
approved in DA No. 88/609, an office for the purposes of the management of 
Bayview Holiday units.’ (emphasis added). 
 
It is our clients firm belief that the fact that these points were included in a 
Statement of Environmental Effects, which was lodged with a DA that was 
subsequently approved by Council, is evidence that Council knew (and ratified) 
that Bayview was to be used for short term tourist accommodation. 

5. Also, Fire safety certificates for Bayview, lodged annually with the Council, 
describe the use of the building as “Holiday Apartments”  

6. We are instructed that the chairman of the Bayview OC was also sent an email 
from a council officer on 17 Oct 2011. In his email, Jon Rushforth states that 
the pool at Bayview is a ‘Public Pool’. The only definition of a ‘Public Pool’ in 
the referred legislation that fits Bayview is ‘a pool provided at a hotel, motel or 
guest house or at holiday units, or similar facility, for the use of guests’ (NSW 
Public Health Act 2010 section 34 (c)). 

7. In the past when our client has had to order replacements for stolen or 
damaged wheelie bins and Council has not required the Owners 
Corporation  to complete the usual forms - as our client is listed as ‘commercial’ 
and Council just replace them. 

8. Council has also previously approved the following pertinent aspects of the 
building: 
 

 Two separate reception offices on site (the reception was moved 
around 2010) restricted its use to the onsite manager only; and 

 

 An internally illuminated sign (including the “No vacancy” sign) on Bay 
Street; and 

 

 Approved plans including a commercial laundry/linen room 
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In our clients view, these approvals clearly indicate that Council was aware of 
and approved short term letting at Bayview – as none of these items would be 
required at a permanent, or long term rental complex, particularly one the size 
of Bayview. 

9. We are also advised that according to one of the first on site managers at 
Bayview (& still a Bayview unit owner), that Bayview was the first 
accommodation complex in the centre of Byron that wasn’t a motel. The 
developer of Bayview kept 8 apartments and another owner had 5 units, so it 
was short term holiday accommodation from the very start. 

 
Your proposal to limit letting at Bayview to 90 days also puts our client in a difficult legal 
position with the current on site manager. Our client Owners Corporation has previously 
entered into an agreement with an onsite manager to provide caretaking and short term 
letting services for the lot owners in Bayview, from the office/reception area of the 
complex. The changes proposed by Council will severely curtail the ability of the 
manager to generate a reasonable return for both itself and the lot owners. 
 
Based on the above information, our client submits that the continued use of the Bayview 
building for short term holiday letting fits within the “existing use” provisions under 
section 4.65 of the Environmental Planning and Assessment Act 1979 and as such, 
should be allowed to continue with short term letting for 365 days a year. 
 
Yours faithfully 
 

Col Myers 
 

 

Col Myers 
Director 
Accredited Specialist Property Law (NSW) 

Small Myers Hughes Lawyers 

Direct:  
Email:  

 
 



Mia Danforth 

STRAPP35 

Zone is too restrictive. 

We own a unit at  that we will continue to holiday let but only 90 days 
per year. It will mean less visitors and less employment so the zone as is will 
negatively impact the local economy. I live in Limsore 



Marc Totaro 

STRAPP350 

I do not support the proposed 90 day STRA cap which will make out investment 
property uneconomic to own. I support keeping the current 180 day cap which 
provides a fair balance between different stakeholders. 

Should you still wish to introduce changes then it should only apply to people 
purchasing a property from a known start date...thanks Marc 



Greg Mapp 

STRAPP351 

Its beyond comprehension why you leave the small stretch of Bay St (the closest 
stretch to the beach) in the 90 day restrictions area while allowing all the residential 
houses down to Wategos and houses north on Shirley St in the year round short term 
rental.Surely that is the exact opposite of what you are trying to achieve i.e. allowing 
residential areas to open up to full time rental.  

The managed unit blocks in Bay St have always been for short term rental and 
should remain so.It is not an area for permanent residence and is much more 
conducive to short term holiday guests. 

The council’s STRA page on its website states about the 365 day precincts: “These 
areas have been identified by Council as they are considered to have high tourism 
appeal and are most suited for unrestricted holiday letting due to their proximity to the 
beaches and services."If that is the criteria for exemption, then Bay Street, Bay Lane 
and Middleton Street are certainly part of it.If these areas don't meet Council’s stated 
criteria for being included in an exempt precinct, then nowhere else in the shire could 
possibly meet those criteria. 

In particular  Bayview Beachfront Apartments – SP 16168 (Bayview), which is 
located at , Byron Bay (being part of the Byron Bay CBD and opposite 
the main surfing beach).This company:- 

1. has a full class 1 real estate licence; 

2. operates an audited trust account relating to the multi-million dollar annual 
turnover holiday letting business being conducted from the complex, ; 

3. supports numerous local cleaners and other employees, local trades and other 
stakeholders with regular work; 

4. conducts a dedicated reception, and 

5. has its own registered business name, domain name, & website for the complex. 

The continued use of the Bayview building for short term holiday letting fits within the 
“existing use” provisions under section 4.65 of the Environmental Planning and 
Assessment Act 1979 and as such, should be allowed to continue with short term 
letting for 365 days a year. 



Luke Fitzmaurice 

STRAPP352 

As someone who lives locally & whose main source of income relies on Holiday 
rentals, I find the attack on mine and others livelihoods a short-sighted, finger 
pointing exercise that will have an extemely detrimental affect on a huge number of 
people in the LGA. 



Emma Power 

STRAPP353 

Working in this industry I find this to be pointless exercise, achieving very little, and 
causing significant anxiety as it is threatening peoples jobs and incomes, and 
therefore causing a snowball effect to people's personal lives, and having a 
significant impact on the mental health and wellbeing of the working industry in this 
area. 



Daniel Foggo 

Plenti 

STRAPP36 

Wategos should be restricted to 90 short term rental days each year. The area is 
already too congested and increasing the number of rental nights will increase 
congestion. Additionally properties that are rented in Wategos often disturb residents 
in the evening with noisy parties and excess evening traffic. 



Cameron Foggo 

STRAPP37 

I strongly object to the short-term rental increase to 356 nights in Watago's.  

I live next door to a party house, and the almost nightly parties in summer are the 
bane of my life.  

If the short-term rental allowance increases, the number of sleepless nights and 
nightly calls to the Quiet Hotline will increase. 

In addition to the increase of party-goers, the already congested traffic and parking 
problems will escalate, and the sense of community will be diminished. 



Rebecca Richwhite 

STRAPP38 

I would like to object to short term rental nights increasing to 365 at Wategos Beach. 
With excessive congestion and traffic issues already an issue this would only 
exacerbate the existing problem. Noise pollution particularly at night due to excess 
traffic and short term renters is also an ongoing issue for residents, so more parties / 
music / disruptive behaviour to this otherwise quiet enclave would greatly reduce the 
amenity of this area in Byron Bay. Please don’t extend. 



Julia Lowe 

STRAPP39 

As an resident of  who will be affected by the proposed changes I strongly 
oppose the proposal for 365 day non-hosted STRA in Alcorn St. In the Council letter 
it describes Suffolk Park as a “precinct considered to have high tourism appeal”. 
Alcorn Street is the only street in Suffolk Park affected by the proposal to allow 365 
day non-hosted STRA.  

Alcorn Street is not a “tourism precinct” but a family residential area. I counted 10 
primary school children at the bus -stop today. 

These short -term visitors contribute little to the local economy. They buy meals and 
alcohol, and the accommodation needs to be serviced but the jobs are done by back 
packers, not local people. The profits flow to people mostly living outside Byron 
Shire. 

The vistors increase traffic and noise often involving alcohol and socializing until all 
hours. Banning parties does not stop groups of 6-10 people staying in one property 
from drinking and playing music in the backyard until the wee small hours. At STRA it 
may be every night. 

They are careless of the use of power and water and  often do not sort waste 
properly, leading to management problems. I speak from experience.   

The increased numbers contribute to environmental degradation and decrease the 
enjoyment of amenities for those who live in Alcorn St 

This drives away local residents, leaving fewer children to go to our schools, fewer 
people to work locally and contribute to the local economy all year round, and fewer 
volunteers for organisations like sports clubs, SES and RFS. 

There is a place for limited STRA, but turning Alcorn Street into a “tourism precinct” 
with 365 day STRA is unacceptable. STRA should be limited to 90 days in Alcorn St. 

 



Jill Delconte 

STRAPP4 

Okay so let's say an STRA owner only has 90 days to let their property. They choose 
to use up the 90 days from November - February in the peak summer period of Byron 
Bay Tourism. 

Where do the people who are "long term renting" for the remaining 9 months of the 
year go to live during that peak period? Where do the staff for all businesses live as 
this is peak tourism and money earning period? 

Holiday homes keep Byron going around. They keep cleaners and linen companies 
in business and with the high turnover of tourism guests, they keep the economy of 
Byron Shire turning!! 

If you remove holiday homes from Byron Shire you will crush the whole lively hood of 
Byron. How else do businesses make money in Byron? Why else would people come 
here and spend money?  

Byron is very closely completing with Noosa Heads and Noosa's holiday homes are 
booked solidly!!! Their tourism is pumping and money is flowing into Noosa like 
crazy. 

if you think putting a 90 day cap will "help with the housing crisis" you are out of your 
mind. You need affordable homes for low income people who live off government 
payments to survive. I highly doubt the owners of multi-millionaire properties would 
allow some unemployed government pensioner to rent their property for next to 
nothing. If they live off government payments how do you think they will treat 
someone else's home?? 

Food for thought. 



Anthony Lester 

 

STRAPP40 

I am the owner of a dwelling house situated at , Suffolk Park 
("the property"). 

I make this submission in respect of the proposal to institute a 90 day limit on the 
holiday letting of the property. 

I note that the property is not in the area of the exemption from this proposal. I submit 
that it should be treated in the same manner as all of the Alcorn Street beachfront 
dwellings and therefore exempt from this proposal. It seems arbitary that the property 
is treated differently from the whole of Alcorn Street, when it is in effect contiguous to 
the rest of Alcorn Street and caravan park. 

Secondly, I object to the proposal based on the grounds that, if the proposal goes 
ahead, Council is acting against the advice of its own expert's economic impact 
assessment. There is no validly demonstrated reason for the institution of this 
draconian legislation other than as  a cynical exercise of window dressing to appease 
the minority.   

Byron Bay is a tourist town and the fact is that tourists to the area have to have 
places to stay. The proposal if instituted will not do anything to the availability of 
affordable rental properties but will have a significant economic impact on the 
property owners who have bought property for rent and have mortgages to pay 
down. 



Thomas McQuillen 

STRAPP41 

As a rental tenant in the area, I'm strongly in favour of limiting STRA to 90 days. We 
need to encourage long-term housing stock for key workers and residents of the 
area. If need be, we can build more hotels or other forms of accommodation for 
tourists (that actually pay tax and provide jobs). These proposals have been 
implemented in many tourist cities around the world (e.g. Amsterdam) and have been 
wonderfully successful. 



Rebecca Barratt 

STRAPP42 

Suffolk Park is a residential area with families and a sense of community. The holiday 
rentals next door to me have been horrendous with all-night parties, loud music, 
damage to dunes & wildlife and degradation of community values. Surely a cap at 90 
days for holiday letting is suitable for Suffolk Park. The permanent holiday rentals 
destroy the community values and result in families moving away either because of 
this or due to limited property availability. There is no benefit to the community for 
this increase in holiday rentals, only increasing the profits of developers and owners. 
As a ratepayer, I would prefer to see an increase in the services we receive for the 
high rates currently paid, eg installation of stormwater, road repair and installation of 
guttering in Alcorn St. A focus on the permanent residents rather than bringing more 
people to the area increasing wear and tear then needing a rate increase to foot the 
bill. Come on Byron Council you know this is not in the best interest of our town! 



Mandie Hall 

STRAPP422 

I do not support the proposed STRA cap of 90 days for Byron Bay investment 
properties. I believe the current cap of 180 days provides a fair balance between the 
needs of the community whilst supporting tourism and owners who have purchased 
properties in good faith.  

Should STRA changes be proposed they should only apply to properties purchased 
from a future commencement date - this is a fair and equitable approach. Thanks 



Adam Nelson 

STRAPP423 

Hi there, throwing up an alternative solution. 

I'm concerned the proposed short term cap 'to some' properties will only further 
divide the wealth gap in Byron and make those properties completely unobtainable. 

STRAPP423\3177652\Byron Shire Planning Proposal.pdf [SCANNED, FILE SAFE]



Byron Shire Planning Proposal – Short Term Letting 
 
Suggested action by Council: To introduce a short term letting cap on most properties to 
reduce upward pressure on the Shires property prices. 
 
The two biggest issues to this proposal are: 
Its further driving the wealth divide in the region by allowing premium properties the 
opportunity to charge premium prices. It leaves middle and low income earners with 
properties no opportunity to do the same. 
 
Reducing the cost of housing for the majority is great but not if it at comes at the cost of 
their current employment or earning opportunities.  
There’s too many people within the Shire employed directly or indirectly within the related 
property letting services. I would hate to think how much revenue will be lost by introducing 
this cap. There’s no point driving property values down if its burning those its designed to 
help. 
 
 
Alternative Solution: 
 
Introduce a bed tax or increased rates system which is relative to the nights the property is 
let. 
This tax/rate would be payable to council and would be a sliding scale per nightly basis. For 
example, the less you let the less you pay. 
In turn this would push those that choose to rent their properties fulltime to a point that 
makes it far less attractive. Meaning they may be better off renting long term or selling the 
property.  
It’s my belief this system would keep a balance across the region allowing all property 
owners the opportunity to rent whilst preventing excessive property values. 
 
There’s obviously the added benefit of council creating a significant revenue stream which 
would probably eradicate most of their financial woes… or enable them to support and or 
develop lower cost accommodation for those they are really trying to assist. 
 
 
Happy to further discuss 
 
Sincerely  
Adam Nelson 

 
  
 
 
 
 



Graham Shearer 

STRAPP424 

I own and live in Byron Bay ,have lived here for 6 years and owned my property the 
whole time. 

I am retired ,travel to France as my wife is French. She is looking after her raging 
parents ( in their 90's) in France. So we use the rental money when we are away to 
help with our travel costs and also to supplement our life in France when we are 
helping her parents. 

  We are sometimes away up to 6 months total throughout the year.  

Wit the 90 day cap , it would certainly affect our ability to do this travel and it would 
impact on my wife and me having to separate in the year and the care we provide for 
her parents would be severely affected. 

 We would not put our house up for permanent rental, because it wouldn't fit in our 
schedule. 

We are ratepayers and look after our property and hire lots of help when we are 
away. 

  I feel that the 90 day cap will damage so many small businesses that rely on the 
short term business to survive. We find in our street , as  we have a few permanent 
rentals , that their are so many cars parked all over the lawn, and people crowded 
into these places, they are not as tidy , don't respect the neighbours and don't care 
about the noise they make. 

It's  not the case when its short term holiday rental where our house is kept in top 
notch condition.  

Your Sincerely, 

Graham Shearer 

 



Paul Ratten 

Ratten Family 

STRAPP43 

, New Brighton 

Thank you for the opportunity to make this submission and present our thoughts and 
concerns.  

Our submission is for the number of ‘Exclusion precincts’ to be increased to include 
New Brighton and South Golden beach. 

Firstly, as long term members of the Byron shire community, we understand the 
rationale and the sentiment which is driving this proposed change - ie: “The need for 
long term permanent rental housing supply, amenity, local character, and community, 
while still allowing for a diverse and sustainable base of tourist accommodation 
options to support the local economy”. 

We are the owners of 31 The Esplanade, New Brighton and the property is currently 
made available to provide short term rental accommodation to visiting tourists to the 
shire.  The proposed changes along with substantial cost increases (rates, 
insurances, maintenance  etc) will have a significant impact on our ability to maintain 
this service.  We use the property for personal use a few times per year (circa 4-6 
mths per yr) and so making the property available for the long term rental market is 
not an option.  If the proposed changes are made, we will need to seriously consider 
our future involvement with the property. 

Our most significant concern is the omission of the New Brighton and South Golden 
Beach foreshore precincts from the ‘4 Exception precincts’ as outlined in the 
proposal. 

We note the rationale for the establishment of these exception precincts : 
“Exceptions to this are proposed to  parts of Byron Bay (East and West), Suffolk Park 
and Brunswick Heads where it would be  permitted 365-days per year. These 
precincts are considered to have high tourism appeal and are  most suited for 
unrestricted holiday letting due to their proximity to the beaches and services.” 

The New Brighton and South Golden Beach precincts fit the above rationale and 
classification, so to omit them from the exclusion precincts seems restrictive and 
discriminatory. 

As pointed out, our submission is for the number of ‘Exclusion precincts’ to be 
increased to include New Brighton and South Golden beach. 

Regards 

Paul and JoAnne Ratten 

 



christine ahern 

 

STRAPP44 

The Skinners Shoot resident group is making a submission to request to be included 
in the 365 days Mapping for Byron Shire  for the following reasons ; 

1/ Types of Accommodation  

The Byron Shire proposed STRA mapping  is beach suburb centric, and fails to offer 
a diversity in short term rental experiences. Our suburb includes to the arts factory 
backpacker lodge, Byron Brewery, Mojo Surf,  Purna Yoga school, Azabu bed and 
breakfast, Cape Byron Retreat, Approved eco cabins and rural tourist retreats. 

Most properties in Skinners Shoot have an approved second dwellings with 10 
properties listed on Air bnb  and provide low scale, low impact  tourist  accomodation. 

2/ Skinners Shoot is unique area 

Skinners Shoot is an encased area with no through roads. 

The suburb  has dispersal of  large rural lots and smaller parcels. 

Skinners shoot road is 4.5 kilometre dead-end road that joins directly to the town 
centre. . 

Yaegers lane and Rayward lane, the two no through roads that join Skinners Shoot 
road . 

The land is mainly zoned RU2 .  

3/Transport 

Skinners Shoot  has direct access to the new bus station,  visitors to Skinners Shoot 
create  no traffic impact on the township   

School bus twice  daily each week day  

Easily accessible  for airport shuttles and taxi /uber 

4/Recreation 

The rural road is popular for cycling and walking  into town which connects to 
cycleways  to Suffolk and Ewingsdale. 

5/infrastructure  

The area has ; 

Excellent wifi and internet services  

On-site  managed sewer  systems (low impact on town sewer) 

Most properties have Solar systems  



Well maintained roads 

Town Rous water 

6/Economy  

Rural Lifestyle tourism provides an economic driver for much of the RU2  rural lands 
that no longer solely derive income from traditional agricultural or farming 
endeavours and as such are realistically better defined as a nature based area with 
biodiversity corridors . 

7/Wellness Tourism 

 Skinners Shoot has Purna Yoga school arguably one of the largest and well 
established yoga teacher schools in NSW. The yoga teacher training courses 
durations are between 12 to 40 Weeks. It attracts students from around the world, 
who are proponents of the wellness and health industries which align with our 
community values 

Many yoga participants extend their stay in  Byron Bay or return to reconnect with the 
area, preferring  a rustic experience rather than suburban (as STRA mapped). 

8/Council Visitor Strategy  

Skinners Shoot offers a rural  lifestyle tourism that marries with a ‘Council-led 
strategy for Byron Shire would endeavour to change the visitor mix, manage visitor 
behaviour and attract visitors who respect our community and environment, stay 
longer, are low impact, and want to explore various towns and villages within the 
Shire. These are the visitors we want to attract; those who share our community 
values.’ 

9/ Political support 

Skinners Shoot Residents Group have broad support among our community to be 
included in the STRA 365 day mapping and is evidenced by the signatories to this 
submission. 

10/ Survey 

Skinners Shoot Residents Group would welcome a community based survey on the 
inclusion of our suburb. 

In consideration of the above points we request our suburb of Skinners Shoot is 
included in the 365  days STRA Mapping . 

Our community hopes that you can look favourably to this request for inclusion in the 
Byron Shire 365 STRA mapping. 

STRAPP44\3177652\STRA SUBMISSIONS SKINNERS SHOOT3.pdf [SCANNED, 
FILE SAFE]







































































































Markus Hamacher 

STRAPP45 

I propose keeping 90 for all of Byron Shire, Byron Bay`s sense of community is 
dwindling fast, people can`t afford housing , which is significantly effected by holiday 
lets. Young and old people are effected. We have plenty of industry and tourism 
already, the roads are full, plus I wonder if council even benefits from this?  

I know I got an email because I`m STRA registered. So hosts are reminded to vote 
and have an advantage.  I wonder if council could send an email  out to all residents , 
or a letter if needed, not just the ones with financial incentive. There probably is 
information elsewhere , but if it wasn't for the email I would not have known. 

Because my moral compass swings towards community and people , not just  
financial benefit  I am against the proposed changes , but not everyone thinks that 
way. 

Plus I know so many new complexes, houses being bought just as investments 
properties, so the focus of the host is "making more money" and the focus of the 
person letting is, "leave me alone I`m just here to have a good time" Community and 
good will are reducing fast.  PS I rarely complain to neighbors, because I learned 
there is little change or negotiation these days. Hence I`m writing here  

Thanks for your time 

Markus 



David Henry 

Byron Shire Council 

STRAPP46 

I have provided these comments for David Henry who asked them to be passed on.  

This request was made via FB messenger.   

"Just distributed leaflets on Alcorn Street about Council recommendation to allow 
short term rentals 365 days/ year. Home owners very upset. Spoke to one long-term 
renter who has just been given notice to allow owner to move to short term rental for 
more money. In view of the current housing crisis this is a terrible policy - please 
pass on these comments to relevant staff." 



Jane Rutherford 

STRAPP465 

I don't want to stay in hotels.  I like the choice of STRA properties and want the 
freedom to continue to stay in them. 

I am concerned that if this is passed in Byron it will set a precedent for other councils 
and my own STRA will be affected. 

I don't believe removing this usage will effectively solve the housing crisis or 
homelessness.  The people in this socio-economic are not going to be able to afford 
a house of the calibre of an STRA.  Reducing STRA housing will significantly reduce 
tourists to the area which in turn will affect local businesses and jobs for the young 
creating a further housing crisis.  Many of the STRAs will not be returned to 
residential accommodation but rather will be retained as holiday homes for those that 
can afford this, remaining empty for much of the year. 

Go down this route and you risk changing the whole dynamic of the town and its 
reason for being!! 



Noel David Baddiley 

 

STRAPP466 

1. I am a long-term owner, since 1986, of an apartment in Bayview Beachfront 
Apartments, 22 Bay Street, Byron Bay. 

2. I hereby submit my objection to the current Council proposal to restrict short-term 
letting at Bayview to less than 90 days per year; and further submit that Council 
should allow the continued existing use of Bayview apartments for short term letting 
for 365 days per year. 

3. Since the building was built in 1979, Bayview units have been used for short-term 
holiday letting. Byron Shire Council were fully aware of the intended purpose of the 
units and have conducted business and communication with the Owners Corporation 
and individual owners in the full knowledge of it being holiday letting accommodation. 

4. The Owners Corporation at Bayview Beachfront Apartments has contracted an 
onsite manager for the purpose of conducting the holiday letting business. Byron 
Shire Council has given approvals for a reception office to exist onsite (approval for 
construction of the existing office was given in January 1989) from which the 
manager conducts the business of holiday letting. 

5. Bayview clearly, emphatically, meets Council’s stated criteria for the 365-day 
precincts expressed as: “These areas have been identified by Council as they are 
considered to have high tourism appeal and are most suited for unrestricted holiday 
letting due to their proximity to the beaches and services.” (Reference: Byron Shire 
Council website, 20 October 2022, https://www.byron.nsw.gov.au/Your-Say-Byron-
Shire/Short-term-rental-accommodation-Planning-Proposal) 

6. Council’s proposed change at Bayview to limit non-hosted STRA to less than 365 
days per year is a change to the well-established and long standing existing use of 
the property and individual units which will directly result in a loss of income to 
individual owners of units in Bayview and its onsite manager; and would likely cause 
a difficult legal position with respect to the existing contract for caretaking and short 
term letting services between the Owners Corporation/owners and the onsite 
manager. 



David Henry 

Byron Bay Rural Fire Brigade 

STRAPP467 

I have previously written as a home owner in Alcorn Street. Id like to add comments 
as a volunteer firefighter.  These views are mine, as an individual member of the 
Byron Bay Rural Fire Brigade, and do not necessarily reflect the views of the Brigade 
or the Rural Fire Service. When I joined the Byron Bay RFB in 2018 the Brigade has 
seven individuals who were qualified to lead a crew and drive a Category 1 fire truck. 
In October 2022 we have two suitably qualified individuals in regular service and one 
is aged 76 and has expressed a desire to retire soon. Of the five individuals who 
have left the service, three did so because of the high cost of rental accommodation 
located within 10 minutes driving time from the fire station. The Brigade is making 
strenuous efforts to recruit and train new members but this takes time and is proving 
very difficult. Suitable younger trainees generally cannot find long-term rental 
accommodation because of the shift to STRA. The result is that the Brigade has 
been unable to respond to several urgent callouts recently. There is a potentially 
tragic irony in the fact that if a rental property in Alcorn Street catches fire we might 
have a fully filled truck nearby but no-one to drive it. STRA drives essential and 
emergency workers from our area and hollows out communities. I realise that most 
Council members are aware of this, but 365-day STRA in Alcorn Street is not the 
answer to compensate for 90 day limits elsewhere. 



Annabelle Sinclair 

STRAPP468 

I am a longterm resident and home owner of , Suffolk Park since 
1997. 

I am shocked and alarmed to hear of the proposal to have short term rental 
accommodation extended to 365 days of the year in our street which is then to be 
designated a "tourist precinct". 

I am a permanent rental provider having seen the results of short term rental 
accommodation on the community of too many cars and people coming and going on 
a street that is already unprepared for such an impact. 

*  the quality of the road surface is very poor and without proper footpaths it is very 

dangerous for pedestrians with prams, toddlers and dogs to navigate it safely. 

*  Tallow beach is notoriously unsafe and is unpatrolled by lifesavers. There have 
been 

drownings of local people, let alone tourists from other countries who are not familiar 
with the dangers of rips and high tides. 

*  Electric bikes, scooters and cars drive fast down this decaying street and the 
speed 

limit is considered too fast for safety of pedestrians. It should be lowered from 50 to 
20  

ks per hour in my view. 

* Our essential services such as the local fire station now has only 2 locals available 
who can afford the rent. This is a huge hazard as I see it. 

* The obvious problems of noise from parties in the larger properties would be worse 
every night of the week. 

This is not just a case of "not in my backyard" but an urgent request to keep STRA 
limited to 90 days instead of 365 which is unacceptable. 

* 

 



Scott Stewart 

STRAPP47 

I previously made a submission prior to the planning scheme amendment being 
prepared. I am satisfied that the planning scheme amendment has responded 
appropriately to my earlier submission and that the balance between unrestricted and 
more limited areas is appropriate and I therefore support the amendment. I would like 
to be kept informed, especially in the event the unrestricted period for Byron Bay 
(East) which was to be reduced given my property is in Wategos. 



David Henry 

STRAPP48 

Dear Councillors 

I live in Alcorn Street and there are three short term holiday rental (STHR) properties 
close by. I would like to provide a description of what it’s like to live close to a large 
STHR property. I don’t want this to be read as a criticism of specific owners (some of 
whom we know and like) but rather to describe the inevitable impacts of unrestricted 
STHR on a neighbourhood.  

A house close to us was owned by someone who lived in it and had a long-term 
young female rental client. The owner moved out of the area. The new owners live in 
Sydney, the long-term tenant had to leave, and the property is now STHR through 
Airbnb. It is a large property and can sleep 10 adults. Occasionally it is rented by 
families with children. But increasingly it has been rented by groups of people 
congregating for an event: birthday, sporting event, musical (Splendour, BluesFest). 
We have seen 14 people stay there, with 7 vehicles filling the street and impeding 
access to our drive. The rental conditions may stipulate ‘no parties’. But 12 renters 
hanging out on a patio with music and alcohol at 2 am will prevent sleep, even 
though technically it is not a ‘party’. You may suggest ‘call the owners, agent, police’ 
etc. But realistically the police are unlikely to come or do anything. And we would be 
calling them most nights. The agent and owners are unavailable at 2 am.  Of course, 
this sort of event happens occasionally in any residential neighbourhood, and we 
tolerate it. The difference with STHR is that it will happen frequently, as rental periods 
are short (sometimes only 2-3 days). We can complain, and we do, but the departing 
group will be replaced quickly by another and the cycle restarts. 

And it is not just noise. The renters have a sense of entitlement that comes from 
paying a lot of money for a service. Vehicles are parked carelessly. They drive fast, 
lights are left on, taps are left running. Refuse and recycling is not sorted. Alcorn 
Street has no sidewalks/ pavements, the verges are full of parked vehicles, so 
pedestrians are forced to walk on the road. Most locals know this and drive carefully. 
Visitors believe they can drive at 50 km/h (the ‘legal limit’) despite young children, 
prams, wildlife and pet animals on the road. The true economic effects on the 
neighbourhood are profound. The high prices of STHR have driven away long-term 
tenants. For instance, we lost the Captain and Senior Deputy Captain of our local 
Rural Fire Brigade, leaving us without a guaranteed response capacity. I am sure 
other essential workers have left.  

In case you feel I am being ‘precious’ let me describe a low point. I am a medical 
professor at Bond University and Gold Coast University Hospital. I am a volunteer 
firefighter and was President of the Byron Bay Rural Fire Brigade.  In 2019/2020 I 
took leave from work and was deployed to strike teams at several major fires, 
including Mount Nardi/ Upper Wilsons Creek, Bora Ridge, Woombah and Cobargo, 
for which I received a National Emergency Medal. I returned home in Suffolk Park 
from the Cobargo fire around 1 am to find a large group of young men in the nearest 
Airbnb drunk and very noisy. I was still in full firefighting gear and received verbal 
abuse for daring to interrupt them.  To be treated like this, effectively in my backyard, 
in the middle of a fire emergency, was genuinely disturbing.  

It was also disturbing when Council documents described Alcorn Street as a ‘precinct 
considered to have high tourism appeal’. After nearly 3 years of Covid and rising 
interest rates I suspect property owners and rental servicing companies are 



whispering in your ear about the declining return on their investments. But our 
community’s true investment is the children who line up for the school bus in the 
morning at the corner of Alcorn and Wareham. If there are drunken night-time 
gatherings throughout the year these families will be forced out of the street for their 
children’s wellbeing.     

We have had over 2 years of relative peace because of the pandemic, and this has 
reminded us of how it can be. We welcome families who want to visit and enjoy 
Suffolk Park. The reality is that the current peace will be replaced by year-round 
noise and heavy drinking. Repeated complaints to owners and agents to police and 
Council will have minimal effect.  

This policy will damage our community and benefit only absent landlords and bottle 
shops. Please limit short term holiday rentals in Alcorn Street to 90 days and 
encourage families to return to live in the area. 

David Henry,  

, Suffolk Park, 0407239136 

 



Lisa Smith 

STRAPP49 

I have a house on  which we rent out for STRA but we also use it a lot 
ourselves so therefore would never rent it out for long term rental. I am sure there are 
many properties in the same situation.  

Also most properties around us south of Shirley Street in the West Byron precinct are 
holiday rentals and due to the location it is very near the beach and town and 
therefore meets the same criteria used for properties that would be allowed to be 
rented 365 days .It therefore seems illogical and unfair that we would only be allowed 
to rent our properties  out for 90 days. 

The proposal would mean that most properties would probably only be available for 
rental during the peak season in order to maximise the return .  

This would have huge implications on all the services that support the properties eg 
cleaners, gardeners, maintenance etc as well as the shops and restaurants as there 
would be less visitors 



Michael Abboud 

first aid tablet 

STRAPP5 

I support the 180 short term rentals as they will continue to so support landlords, 
businesses and tourism. Scaling this down to 90 days will eventually create a 
weaker, unpopular  local economy. 



Justine Barratt 

STRAPP50 

My family has been living on  since the 80s . Currently all directly 
surrounding properties but one are long term residential homes.  I know many long 
term residence on this street and there is a real sense of community. My concern is if 
a 365 day short term rental accommodation is allowed.  it will drastically affect the 
long term residence in this street and push many out of the area. I believe such a 
decision should not be made by anyone other than the residence who call this street 
home. I think we need to of any individual involved in making such a decision would 
approve such a proposal in their street?  

I don’t object to short term accommodation but it should be restricted like most other 
areas in the shire.  

Yours sincerely, 

Justine. 



Leigh Colyer 

STRAPP504 

The 90 day cap on short term holiday letting will have a deviating impact on our 
family run business. Basically we will no longer be able to run our small business and 
this will have a huge impact on our family.  

If a cap is to be introduced at least extent the exclusion zone for all properties in and 
around town including Bay Lane, Jonson Street, Ruskin Lane and Somerset Lane, all 
are in close proximity to town and should be without a doubt be included in the 
exclusion zones proposed by local government  

Please don’t destroy our small business that we need along with all our local 
employees.  

Thank you. 



Emma Targett 

STRAPP505 

I do not support the short term letting cap. I have been coming to Byron Bay for over 
30 years bringing many family members and friends. In more recent years we have 
bought and renovated two properties, to enable us to have a closer connection to the 
area that we love so much. Through renovating and spending regular time in the 
community we have made many friends and employ a number of locals to enable us 
to maintain our properties. It means a lot to us to be able to share our little patch of 
paradise with people from all over the world through short term stays. We feel like we 
are a part of the local community and are concerned that capping letting will have a 
huge impact  on the people in the community that we love dearly. We will not be 
returning our properties to long term renting so when we are not in town the 
properties will be empty, what a shame … I ask you to reconsider this proposal. 



Barry Wallace 

Resident Ratepayer 

STRAPP506 

Re Submission relating to Holiday zones & 90-day cap in Byron Shire: 20/0/22 

Zones: I agree there may be a case for zones however I believe the focus for the 
zones is too narrow and therefor, incorrectly appropriated. Why…? 

1. Airbnb is a giant and perceived as everyone’s worst enemy and an easy 
target. Indeed the platform shares mixed love & hate with both landlords and tenants. 
I fear some decision makers confuse the platform as premises manages when in fact 
the owner manages the premises and tenants.  

2. Further, despite the shrikes from some elements the behaviour is heaps 
better than the early days and about average, above average when compared with 
trainset van street tourist and a bad permanent tenant/s. 

Importantly, with the ‘3 strikes and you’re out’ rules a property manager would be 
plain foolish to ignore the rules. 

3. It should be recognised that some of our towns and hinterland have grown 
and gone through massive changes since the last official division of property use ie 
residential/commercial- residential, industrial, farm, rural lifestyle etc. Certainly Byron 
Bay is a prime example where the CBD area has expanded fourfold and the 
industrial estate threefold as well as major growth in residential. 

This fact needs to be applied to Holiday zones, even more so where previous 
nominated Holiday zones are not included in the current mix. 

4. It should also be considered that many holiday providers have invested in 
their establishments lawfully and have impeccable management records some even 
bordering on Family zones.  

5. There may be an argument against ‘out of town’ landlords but to penalise and 
devalue property developed and managed by resident ratepayers is unfair & 
unreasonable, built to fail and challengeable (more ratepayers cost). 

6. If it is the desire of council to create cheap housing, then why not consider 
relaxing the red tape and cost to develop ‘shop-top’ accommodation and enforce 
regulations regarding Granny Flats originally designed for permanent letting. 

7. Much has been written about the growth of the local let ‘cottage 
accommodation industry’ but little is appreciated of the jobs this cottage industries 
provides including cleaners, domestics, laundry, trades, transport etc. It appears 
naive that a council would be prepared to turn this over to the multinational hotels  

8. Worst still is that this whole process is not transparent.  

The architects and enforces of this policy are anonymous albeit polite, unanswerable, 
and part of a faceless team. Seems no one in council takes ownership of this policy. 
How can there be true intercourse of exchange of ideas under these circumstances? 



9. Even more concerning is that our Byron Shire Council is prepared to 
introduce retrospective laws at short notice.  

Very divisive and never really accepted as policy in democratic Australia. 

I make this submission to council with the greatest respect reflecting my thoughts as 
a rate paying resident and supporter of council.  

Happy to discuss further if requested. 

With Regards  

Barry Wallace  

 



Lois Vickery-hall 

STRAPP507 

Council's decision to cut holiday property letting to only 90 days does not stack up 
when you look at the facts. I moved to Byron Bay 38 years ago and I could not afford 
to live in Byron then.?? nothing to do with holiday property's back then. Byron has 
and always will be an expensive place to rent!!  Workers all lived in the hills behind 
Byron, in Suffolk park, in Brunswick heads. You wanting people to be able to live in 
Byron is like asking the owners of houses in Vaucluse to lower their rental prices so 
that everyone and anyone can live there.??? I can tell you now that I would rather a 
holiday maker live next door to me than a permanent renter, at least the holiday 
maker leaves, but a permanent renter with a barking dog, screaming kiddies , loud 
music playing all day kinda spoils the neighbourhood fantasy that you are trying to 
portray. And the reality is that neighbourhoods have been in decline for years, and 
not due to holiday makers, but more because no one gives a rats arse about their 
neighbours anymore. they are too busy in their own world to bother about who lives 
next door. I have lived in my current house for over 3 years and I do not know 
anyone around me.???  I honestly believe that you will create more hardship for 
everyone with these  new rules, and the only winners will be the big corporations that 
have been hovering around Byron ,waiting for their moment , to pitch to council why it 
needs to break the height barrier so that they can build mega story apartment blocks 
to fit all the people who want to holiday in Byron but cannot cause there is nowhere 
to stay!!!!! Council will be destroying the very fabric of what makes Byron unique, and 
talk about cutting off your nose to spite your face.  

Think long and hard about the ramifications of what you think is best for Byron. Have 
you ever thought that maybe your ideas are WRONG. Just saying.!!! 

 



Madeleine Pinnuck 

STRAPP508 

The proposed 90 day cap is draconian, paternalistic and bad for the local economy. 
As a property owner in the Byron shire, we pay our rates just like everyone else and 
disagree to have unjustifiable restrictions on the way we use our property.  If this 90 
day cap is implemented, we will not put our property on the market nor on the long 
term rental market. We will however, suffer financial adversity. Attempting to force 
owners to sell their properties is a disgrace! A very real percentage of any properties 
that are put on the market are not likely to be 'snapped' up by 'locals' whomever this 
current Council does themselves consider are locals. Guessing 16 years of 
ownership and contribution to the local economy does not make us locals! The affect 
on the only real source of income to the Shire will be astronomical and one wonders 
where the income will then come from to support any future development or indeed 
the local economy. Businesses will be affected causing the available jobs to shrink. It 
is envisaged that the local economy will loose $267 million dollars per annum and 
threaten up to 1500 jobs.  This proposal is ill-considered and flawed. It will have no 
positive effect on housing availability and affordability. 



Ben Martin 

STRAPP509 

Freedom to do as you wish with your property-within the law of the land. People work 
very hard to afford a house and it should be up to them how they utilise it, including 
paying it off!! 



John Derighetti 

STRAPP51 

We live in Shirley lane and we want to be included in 365 day zone which ends at 
Shirley st .We are full of holiday let’s and Docters and skin clinics .We want the Zone 
to be extended to Belongil creek drain.Our house is right in town . 



David Frim 

STRAPP510 

This will ruin my position to live as depend on this income to survive 



Fiona Lynskey 

STRAPP511 

We have a two bedroom unit in Byron Bay that we run as an Airbnb. It is popular with 
tourists and it allows us to provide employment for a cleaner, gardener and linen 
provider. If the 90 day rule comes into effect, we won't be selling the property, but it 
will limit the availability to tourists. 



Alicia Coulter 

STRAPP513 

While I understand the rental issues, my personal situation would not be conducive to 
releasing my property from short term to full time rental. We are in Alcorn street so 
flagged for 365 days which would be wonderful to have the flexibility, but I would 
never intend on more than 180 days as my children use our property (when working 
in the area) for part of the year. I love supporting local businesses in the industry to 
keep more income in the shire, Eg cleaning, linen service, gardening and expect their 
prices to represent their higher costs of living. Also, as a property in our block in 
alcorn st failed to rent for months, the demographic for housing shortages might not 
have their problem solved by reducing stra in more holiday suited locations. I am only 
messaging to add info (my property will not be changed to long term rental if changes 
come in) but am mindful and understanding of the issues and understand the hard 
decisions to be made by council. 



Annabelle Sinclair 

STRAPP52 

I am a resident of   and have lived here for 25 years. It used to be a 
much noisier street, particularly at the weekends when beach goers are plentiful, but 
in the recent time, apart from construction work during the day, it has been relatively 
quiet.   

I noticed that Airbnb increased the traffic and the number of cars outside so many 
Alcorn St houses around 5 years ago. I myself offered short term accommodation 
back then. 

Not wanting to contribute to the breakdown in the sense of community we value with 
so many people coming and going I opted to  

provide long term accommodation and have done so for the last 5 years. In my view 
this is a much better way to go and those who rent here feel the same. 

I am against the concept of turning Alcorn St into a "tourism precinct" - we have a 
worn out street filled with pot holes and the beach is a dangerous one which does not 
have surf lifesavers regularly patrolling it. 

I strongly urge that STRA should be limited to 90 days in Alcorn St and no more than 
that. 

 



Geoff Baker 

STRAPP53 

I’ve lived in  for 40 years and I want to be included in the 365 day zone 
which ends at Shirley st beachside .We are nearly all holiday let’s and doctors in 
Shirley lane and are in the centre of town .We want the boundary to be extended to 
Belongil creek drain thanks Geoff 



Dai Wallley 

STRAPP54 

I have lived in  all my life and most of the street are holiday houses .The 
beach side of Shirley st is 365 days and we are 90 days .We want in be included in 
the 365 day zone with the the zone expanded to the Belongil creek.We are right in 
town and have been a holiday zone for a long time .thanks Dai 



Edward Jarvis 

STRAPP55 

I live on  Suffolk Park and support the 365 days a year rule. 



Kent Pomare 

STRAPP56 

I thought it may be valuable to hear my very relevant and unique position of this 
proposed policy. I move here 5 years ago and have been paying rents of 50-70k per 
year through byron shire. I’ve lived in newrybar, bangalow, Coorabell, myocum and 
Mullumbimby. 

We are a young family of 5 and run a small service based business in byron while 
coordinating other interstate businesses. 

Why my perspective is relevant and unique, is I am a landlord in the region, I am an 
Airbnb owner in Victoria, I am a struggling tenant in the region and I am a small 
business owner that employs young staff. I feel all the pains, I represent the 
sentiment of all affected by this policy. 

I do have some biases, but I couldn’t be more centred in this problem. 

Personally what I’m drawn to when trying to discover a solution, is communal living 
on property’s that have the space- just need to de risk and apply levies for those that 
want to permit secondary dwellings. It’s perfect for the types that need to work in our 
businesses- it’s compatible with the nomadic people those that established the fabric 
of the shire, it delivers the revenue to those that paid premiums for properties 
expecting to be able to yield higher rents, it supports our employment problem, it 
creates friction with long term rentals flipping to Airbnb, it helps with the housing 
crisis, it’s creates challenges for those that have been benefiting from unapproved 
now you can create a department and funding to better track compliance and most 
important it brings people together, it brings some of the old byron that we all came 
for, the youth, the artists, the surfers, the activists, the alternatives back to place with 
access to their little slice of byron. 

I’m certainly not claiming to be qualified in assessing civil and I frustrates thresholds 
to support the extra people- but can’t the levies to permit studios and secondary/third 
dwellings support this upgrades- 

Can we fund self sufficiency with energy, sewage and water. Can’t we support the 
bike trail and promote e bikes and electric carages. 

For me that what byron bay was to become, a progressive innovative and alternative 
community- a council that’s informed by that culture. 

 



Mark Hussey 

STRAPP57 

Our property is situated on the south side of Shirley Street 

between Wordsworth Street and Milton Street. There are no 

owner occupied properties along this stretch. No doubt 

council took this into consideration when paid parking was 

introduced to Byron Bay and when deciding residential parking permits 

were not available for this section unlike other areas of Byron Bay. 

When contacting council at the time, in the belief they 

had made a mistake, a council staff member within the parking 

department responded that ,"It was taken into consideration 

and due to the fact of no permanent residents, it was deemed 

unnecessary and that we could always park in the untimed 

area on the opposite side of Shirley Street." Clearly I expressed 

the difficulty of parking where suggested because of the  

extremely busy road/inconvenience etc. 

There is also the issue of businesses conducting after hour 

maintenance/building works etc that regularly occur throughout 

the night so not to disrupt their hours of business. 

Also because we are positioned next door to a business, their 

clients continually park in our driveway or across it. This often 

results in unnecessary and uncomfortable confrontations. If 

council keep records they will be aware of this very issue. 

The fact that the greatest majority of properties in the two 

blocks encompassing Shirley St to Byron St and Wordsworth 

St to Milton St, apart from what appears to be two owner 

Occupied residence are STRA or businesses. 

With the issues I have raised, it must be deemed sufficient to 



include this area into the 365 day non hosted area. 

In the areas conceded by council include many more owner 

occupied and permanent accommodation properties than 

what I have outlined. 

I have provided sufficient evidence to support reasons to include this area, therefore I 
humbly request the recommended areas to include at least Shirley Street south side 
between Wordsworth and Milton Streets. 

Request submitted and eagerly awaiting your reply 



LAURENT SANHARD 

STRAPP58 

i think a limit of 130 days for non hosted STRA would be fair , for areas outside the 
365 limit in Byron ,   there are many responsible hosts in the Byron area, 

even if the limit is reduced to 90 days ,  this will not mean that people will put there 
home on the long term rental market.   We all pay rates , we should not be treated 
different to those who are in the beachside areas of Byron renting STRA full time 



Mark Hussey 

STRAPP59 

The proposal by council has not been thought through thoroughly taking into account 
the best interests for the outcome of Byron Bay. 

It is apparent all sectors of Byron rely mostly on tourism and possibly the majority rely 
totally on tourism.   

Councils proposal has the potential to create a catastrophic effect on those who have 
created businesses within Byron and surrounds with the intentions of capturing the 
popular tourism attraction.  Without the current tourism,  there is no other industry in 
Byron Bay capable of supporting the current local economy, therefore a negative 
‘domino effect’ will no doubt eventuate with businesses collapsing. 

The sole reason Byron has the luxury of the new hospital size etc, numbers of police 
other emergency services is totally due to tourism.   There is a number of other larger 
business employers, for example: Bunnings/Reece/Trade Link/Woolworths to name a 
few.   Again this proposal by council will result in those employees receiving reduced 
hours or losing theirs positions altogether. 

I am aware there is no STRA owner who is prepared to make properties available to 
permanent or reduced rental.  Property owners are faced with huge financial 
commitments in order to maintain their properties, for example huge land 
tax/rates/insurance obligations coupled with other ever increasing fees.  Any chance 
of properties becoming available for reduced rental is totally unrealistic.   

In the past Byron Shire and residents have generated all their energy into promoting 
tourism and now a minority is demanding a change in order for what they demand, 
‘their entitlement to affordable living’ (I’m guessing, ‘affordable’ will be determined by 
‘them’) and now a select few who hold power within council is attempting to 
implement this change, which if successful will be to the detriment of what was 
planned years ago. 

Personally like most, I enjoy Byron streets and beaches without tourists (without the 
hassle and Bussel) but that would be displaying personal greed!  I don’t like paying 
inflated prices that Byron demands but that is incurred by commercial property prices 
resulting in higher business property rental and those costs must be passed on. So it 
is a necessary ‘evil’ for our economy and we must live with that if we choose to live in 
Byron. 



Michele Jackson 

STRAPP6 

The reason most owners holiday let is that they can also use there property. If you 
stop holiday letting and only allow permanent letting it is highly likely that owners will 
choose to keep it vacant and lock it up for there own personal use. Why not release 
more land for housing? 



Yvonne Jessup 

STRAPP60 

90 day cap on STHL necessary for housing stock to become available to alleviate 
critical housing shortage. 

 



Brendan Torazzi 

Bay Lane Penthouse 

STRAPP61 

We operate Holiday Accom at the rear of  Byron Bay ( ). We 
are surrounded by motels and short term accom.  

It's not clear from the maps whether this town centre zoning is affected but as there 
is no residential accommodation we would like to be able to continue to operate 365 
days per annum as we are clearly in a tourist zone. 



Grace White 

STRAPP617 

I write to protest vigorously the proposal to restrict stays in Bayview at  
to 

90 days per annum and also in the vicinity and Byron Bay CBD. 

I fully support the submission by  setting out objections to the 
proposal. 

In addition: 

I am the owner, for over 30 years, of apartment 20 in Bayview and now rely on the 
income generated for my retirement. 

-Bayview has always had a manager in residence who ensures that it is properly 
maintained to the highest standard, has a strict behaviour policy and ensures guests 
behave in a proper manner. 

If the proposal is passed there will be a severe detrimental impact on: 

- Cafes, restaurants, shops and other small businesses who derive their income from 
the current situation. Many of these small businesses are just recovering from the 
COVID restrictions. 

- There will be many people out of work eg. cleaners, gardeners, cafe/restaurant staff 
etc. 

-There will be less work for tradespeople. 

- It will destroy the value of the property  management businesses where reputable 
operators have paid significant sums for property management rights. 

- There will be a significant drop in the value of the properties. Who would wish to 
buy a property with a small and in significant income? 

- In short Byron Bay will decline as a tourist destination having a direct adverse 
impact on Council revenues. 

A better and more logical solution would be to impose heavy fines on property 
owners who fail to control the behaviour of their tenants, making the punishment fit 
the crime rather than imposing a blanket rule for all.  

To reiterate I fully support the submission by Small Myers Hughes that:- 

1, The current mapped 365 day precincts for the Byron Shire should be expanded to 
include the Byron Bay CBD - or at least Bay Street and surrounding areas, and 

2. That Bayview should be considered a "Tourist Accomodation" complex by the 
Byron Shire Council. 

This will ensure that Bayview is included in the 365 days per year letting precinct 
which is consistent with the operation of Bayview since it was built more than 40 
years ago. 



Grace White 

 



Andrew Buttigieg 

STRAPP618 

I am a regular tourist to the Byron Area and I always book short term accomodation 
while on vacation, if Byron Bay Council proceed with the 90 cap on Short Term 
Holiday Rental then this will mean that avaialbility of accomodation will be 
significantly reduced and costs will increase.  Unfortunately this will force us to no 
longer vacation in Byron Bay and we will have to go to a different location.  If this 
proposal goes ahead clearly Byron Bay Council has no regard for the tourists who 
visit the area and contribute significantly to the local economy while on vacation. 



Merelyn KENYON 

STRAPP619 

I oppose a cap on STR properties in Bryon Bay, STR allow families like myself enjoy 
such beautiful locations as Byron Bay and many others which we would not normally 
be able to afford…. By taking STR away from the average family again only the 
wealthy will be able enjoy these locations on a permanent basis…  

Please reconsider your decision… 



Helen Dunn 

STRAPP62 

Please don’t go ahead with the proposal to allow non-hosted short term 
accommodation in Alcorn Street Suffolk Park.   I sold up and moved from Bondi ten 
years ago because living in Bondi became impossible… selfish people renting and 
partying changed the whole atmosphere.   I’ve been in Alcorn Street, Suffolk Park 
since then and I’ve watched it change for the worse.  I live next dooor and oppposite 
people who hardly ever spend time in their properties … and so their is very little 
neighbourly rapport.  When those properties are air bnb there is never a time of 
peace and quiet.  The visitors largely are groups of up to 8-10 persons who often 
invite others to party on… I nearly always am woken at 1-2 am , I have to call out 
over my fence to ask them to please go inside, to please consider that they are 
staying in a neighbourhood, not a hotel .. some of us must rise early to work etc, why 
should my quality of life ( I am now 65) be affected by a group of people who want to 
party… many times I’ve been sworn at, told to shut up and go away..it’s been 
frightening on a couple of occasions …I pay my rates, I volunteer and I cate 
passionately about this beautiful area of Byron.   I’ve seriously thought of selling up 
again.. it saddens me that the local people who are the bones of Byron are not being 
listened to.. that a few people who’ve built or fitted their homes out as virtual hotels 
are getting their views heard … please, please listen to the real people of Alcorn and 
Suffolk Park..   I’ve watched  houses sold left right and center and then quickly 
demolished and up goes a monster of a building , fitted out with numerous 
bathroooms and accommodation not to mention all the air conditioning units , only to 
become mostly empty shells, then when summer  comes around they fill with up to 
10 visitors who honestly contribute nothing to the beach precinct.   Please don’t allow 
this 365 day stay to occur.. it would be a tragedy for us local caring people. 



Lisa Nicholson 

STRAPP620 

This is a terrible idea that will affect tourism and businesses, please do not do this!!!! 



Janet Nicholson 

STRAPP621 

I don't support the proposal to limit short term rental stays to 90 days. As retiree I 
have unlimited time to holiday, I also try to support local businesses when I go for my 
holidays and feel this will restrict my ability to spend time at my chosen destinations. 



Brian Henebery 

STRAPP622 

Caps on short term rentals have the potential to raise rents higher than we can 
afford, meaning we will no longer be able to afford to holiday in Byron. 

Please don't allow this to happen. 

Regards 

Brian 



Tina Burnham 

STRAPP623 

Placing a 90 day cap will not achieve the mayor’s goals 



Robert Cooper 

STRAPP624 

I am totally against the proposal. It will affect business in the area and that will in turn 
hurt employment. It will in no way entice people to rent their homes out 



Richard Roche 

STRAPP625 

Byron Shire Council 

 

 

Mullumbimby NSW 2482 

I am the owner of  at  at  ,Byron 
Bay. 

Bayview Beachfront Apartments (Bayview) is a long-standing complex of 21 self-
contained 

apartments located in the CBD and opposite main beach. The complex was built 
circa 1980 and had 

a multi-million dollar refurbishment in 2010. Bayview is, has always been, a popular 
short term 

holiday complex. 

Byron BB Apartments Pty Ltd, is the caretaker and onsite managers of Bayview, is a 
commercial 

accommodation provider. They hold a full class 1 real estate licence; operate an 
audited trust 

account with a multi-million dollar annual turnover; support numerous local cleaners 
and other 

employees, local trades and other stakeholders with regular work; there are 

laundry and linen rooms a dedicated reception, registered business name, domain 
name, &amp; 

website.In short,a substantial commercial operation. 

This submission sets out reasons why Bayview should be considered ‘Tourist 
Accommodation’ by 

Byron Shire Council. It then further lists reasons why the mapped 365 day precincts 
should be 

expanded to include the CBD, or at least Bay Street and surrounding areas. It then 
discusses some of 

the aspects in Council’s policy to limit non-hosted STRA. 

I suggest that - 



1.The current mapped 365 day precinct for the Byron Shire should be extended to 
include Bay 

Street and Bay Lane at the least .In reality the map should be expanded to include all 
of the Byron 

Bay CBD. 

2.Bayview along with similar properties such as Bay Royal should be considered a 
Tourist 

Accommodation complex 

REASONS WHY THE 365 DAY PRECINCT SHOULD BE EXPANDED TO INCLUDE 
BAY STREET AND BAY 

LANE AND IN FACT THE WHOLE OF THE BYRON BAYCBD 

1.Bayview is just outside the mapped precinct and is less than a 100metres from the 
start of the 365 

day precinct,from the corner of Lawson and Middleton Streets.The 365 day precinct 
map ,for some 

umexplained reason excludes the Byron CBD. 

2.The Byron CBD contains many properties used for short term holiday 
accommodation and for that 

reason has few permanent occupants.It is not an area for permanent residence .It is 
more conducive 

to short term holiday guests. 

3.The Councils STRA page on its website states in relation to the 365 day 
precinct”These areas have 

been identified by Council as they are considered to have high tourism appeal and 
are most suited 

for unrestricted holiday letting due to their proximity to the beaches and services”. 

If that is the criteria for exemption ,then it is my belief that the CBD has to be the first 
area 

exempted ,and in particular Bay Street , Bay Lane and Middleton Street.. 

Bayview and Bay Royal ‘s proximity to the main surfing beach and services are 
second to none and 

for that reason have high tourism appeal. 

Its inconceivable that these areas ,Bay St,Bay Lane ,Middleton St and Byron CBD 
have not been 

included in the 365 day precinct map 



4.Therefore I submit that the exempt 365 day precinct should be changed to include 
the CBD and in 

particular, Bay Street and Bay Lane . This incorporates commercial properties with 
onsite 

managers l such as Bayview and Bay Royal. 

REASONS WHY BAYVIEW SHOULD BE CONSIDERED “TOURIST 
ACCOMMODATION “BY THE BYRON 

SHIRE COUNCIL AND HAVE THE THE BENEFIT OF EXISTING USE RIGHTS 
UNDER THE 

ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979 

1. There was no building use classification for ‘tourist accommodation’ when the 
original DA was 

approved so Bayview had to be classified as a ‘residential flat building’ and council, 
in its letter 6 

Feb 1979 that issued conditional consent for DA T3.4, and subsequent BA 417/79, 
does not 

restrict the building use for short term accommodation. What would the situation be 
now if 2 

DAs were lodged in 1979, 1 intending to provide permanent accommodation and the 
other 

intending short term accommodation? Both presumably would have been classified 
as 

Residential Flat Buildings? 

2. Council indicate that they know the building would be used for short term holiday 
letting at item 

(d) on page 2 of the letter from the Shire Clerk dated 27 July 1978 where they quote 
an 

objection from a local resident “During holiday times, and when fully tenanted, it can 
be 

expected that the proposed building will have 60 plus occupants and visiting extra 
persons…”. 

3. &quot;The Development Division File Report for DA No.88/609 dated 9/11/88 
contains a note from a 

council employee at Item 7: &quot;Present use Residential Building - used mostly for 
holiday 

accommodation&quot;. 



4. Town planner Malcolm Scott prepared a Statement of Environmental Effects dated 
19 Dec 2008 

which was lodged with Byron Development Application DA 10.2008.755.2. In his 
Statement of 

Environmental Effects he includes a table (Table No. 3) of Land use and 
development history. 

That table includes the following description of DA 88/609: ‘Office approved 4 
January 1989. DA 

Statement of Environmental Effects proposed a small brick and shingle structure 
adjacent to the 

Bayview Holiday units (emphasis added) to be used as an office for building 
manager’. Under this 

table he has added ‘Council’s letter of 6 February 1979 in which it has issued 
conditional consent 

for DA T3.4 and subsequently BA N0. 417/79 does not restrict the use of the building 
for short 

term accommodation and Council has approved in DA No. 88/609 an office for the 
purposes of 

the management of Bayview Holiday units.’ (emphasis added). 

The fact that these points were included in a Statement of Environmental Effects that 
was 

lodged with a DA that was subsequently approved by Council proves that Council 
knew and 

ratified that Bayview was used for short term tourist accommodation. 

5. Annual Fire safety certificates for Bayview, lodged annually with the Council, 
describe the use of 

the building as “Holiday Apartments” (see Section 3 on p1 of the attached document 

‘ScanDoc_20200211_100431.pdf’). 

6. The chairman of the OC was sent an email from a council officer on 17 Oct 2011. 
In his email, Jon 

Rushforth states that the pool at Bayview is a ‘Public Pool’. The only definition of a 
‘Public Pool’ 

in the referred legislation that fits Bayview is ‘a pool provided at a hotel, motel or 
guest house or 

at holiday units, or similar facility, for the use of guests’ (NSW Public Health Act 2010 
section 34 



(c)). 

7. In the past when we have had to order replacements for stolen or damaged 
wheelie bins council 

have not required us to complete the usual form as we are listed as ‘commercial’ and 
they just 

replace them. 

8. The council has also previously approved the following pertinent aspects of the 
building: 

o 2 separate reception offices on site (the reception was moved around 2010) 
restricted 

its use to the onsite manager only 

o An internally illuminated sign (including the No vacancy sign) on Bay Street 

o Approved plans with commercial laundry and linen rooms 

These approvals clearly indicate council was aware of, &amp; approved, short term 
letting at Bayview 

because none of these items would be required at a permanent, or long term, rental 
complex, 

particularly one the size of Bayview. 

9. According to one of the first Bayview managers (&amp; still a Bayview unit owner) 
Bayview was the 

first accommodation in the centre of Byron that wasn’t a motel. The developer of 
Bayview kept 

8 apartments and another owner had 5 units, so it was short term holiday 
accommodation from 

the very start. 

10.The Owners Corporation &lt; of which I am Chairman of the Executive 
Committee&gt; has previously 

entered into an agreement with the onsite manager to provide caretaking and short 
term letting 

Services to the Lot Owners of Bayview ,from the office/reception . 

Councils proposal puts both the Lot Owners and Caretaker in a difficult position. 

It also would severely limit the ability of the onsite Manager to generate a reasonable 
return for all 

parties 



11.Based on the above information I submit that the continued use of the Bayview 
complex for 

short term holiday letting fits within the “existing use “provisions under Section4.65 of 
the 

Envirinmental Planning and Assessment Act 1979 and therefore should be allowed to 
continue with 

short term letting for 365 days per year. 

DISCUSSION ON ASPECTS OF COUNCILS POLICY TO LIMIT NON-HOSTED 
STRA 

• The council’s proposal has the potential to have a very real detrimental impact on 
the 

local economy, including business failures &amp; job losses, and so the very 
residents they 

are trying to help; 

• If implemented it would severely limit the number of the exact type of tourist the 

council has previously stated we are trying to attract, ie high yield, low impact 
tourists. 

Low impact tourists are families who eat out, patronise the local retail shops &amp; 
cafes and 

are not in town at night causing problems. 

• Bayview guests are primarily families and choose our CBD location for its proximity 
to 

main beach &amp; all the CBD shops, cafes, restaurants &amp; pubs, thus directly 
supporting the 

locally economy &amp; local workers; 

• The new state government STRA regulations including the mandatory Code of 
Conduct, 

STRA registration and fire safety compliance, are working to fix those small number 
of 

noisy &amp; disruptive Airbnb houses in the suburbs.It has forced the rogue 
operators out of 

the system by forcing them to register and be subject to the Code of Conduct and 
other 

requirements.The regulations should not be aimed at complexes such as Bayview 
with 

onsite managers operating professional short term letting operations 



Yours Faithfully 

Richard Roche 

 

 



luciano schettini 

STRAPP626 

I oppose the planning proposal because I believe it will reduce the number of 
properties available and drive up the prices for a stay. 



Dean Kuch 

STRAPP627 

If a 90 day letting cap was introduced I would not move to having permanent tenants. 
We purchased the property because we wanted to have somewhere to stay in Byron. 



Katherine Heijkoop 

STRAPP628 

Restricting the days our property is available for short term rental would not make us 
place our property into the long term rental market. It is our holiday home and place 
of family reconnection. Our children live north and south of Byron so it is often the 
only time we see each other as they both work incredibly long hours including nights 
and weekends. The property would consequently be left vacant resulting in reduced 
local business and consequently flow on effect on employment. 



John and Virginia Robson 

STRAPP629 

We object to the 90 day cap on STRA 

STRAPP629\3177652\Byron Bay SEPP.docx [SCANNED, FILE SAFE]



We wish to object to the Byron Short Term Rental Planning Proposal. 
 
If implemented, this will have a major effect on tourism to the area and result in a 
significant loss of business, employment and revenue to the region. 
 
We have additional concerns regarding my property in Calinda Sol, a townhouse complex in 
Massinger Street, approximately 200m from Clarke's Beach. 
 
We have owned a unit in Calinda Sol for 25 years, and for all of this time, most of the units 
in the complex have been available for short-term rental for tourists and holiday-makers. 
 
Calinda Sol is in close proximity to Clarke’s Beach and is very much in the holiday letting 
zone with a 33 year history of holiday letting.  The complex was designed and approved by 
Council in the late 1980s with holiday letting in mind with incorporation of a pool, tennis 
court and extensive landscaping.  
 
Most of the holiday letting is to families who visit and support many businesses in Byron 
Bay.  Units have been purchased by owners with this understanding and knowledge, and 
this decision, if implemented will have a significant financial impact on owners.    
 
Our hope is that Planning Proposal will not go ahead, but if it is implemented, I request that 
Calinda Sol be incorporated in the SEPP Mapped Precinct for Byron Bay East.  This would 
involve moving the western border of the SEPP zone by 50-100m. 
 
John and Virginia Robson 

 Byron Bay. NSW. 2481 



Kevin & Susan Bowe 

STRAPP63 

We are against the proposed reduction from 120 days to 90 days 

STRAPP63\3177652\SubSep22.docx [SCANNED, FILE SAFE]





New Brighton is not Byron Bay.  The rental situation has been benefitting both the locals and 
the owners for a long time and there is not need to alter it.  
 
Yours sincerely, 
 
 
Kevin & Susan Bowe 

 



Jacqui Morrow 

STRAPP630 

I am very supportive of the proposed STRA policy to limit unhosted holiday letting to 
90 days p.a. as I believe it would temper the unsustainable growth in property prices, 
reduce non-compliant developments such as enclosing garages for 4th bedrooms,  
reduce the number of cars littering our streets, increase rental properties available to 
locals, improve community cohesion and make areas like Suffolk Park more pleasant 
to live in. 



Matthew Wood 

STRAPP631 

The current arrangement of short term letting creates the wrong incentives, reducing 
affordable housing for local residents, putting pressure on infrastructure and 
community. There are many examples of illegal developments (converting garages to 
bedrooms), and with extra visitors this pushes cars and pollution onto the common 
public areas. It is all for private gain with very little given back to the community. 
Ideally a bed tax or similar could also be employed to give Council more resources to 
manage the burden of extra visitors - as is done in much of Europe. 



Anthony Scognamiglio 

STRAPP632 

I reject this ridiculous proposal to limit short term accommodation to 90 days. I will 
not be returning my premises to long term accommodation as the value of my 
investment return will be zero possibly even negative due to increases in expenses 
mainly land tax and council rates, utilities etc. I feel Byron is the way it is because of 
tourism and limiting places for tourist to stay is crazy. The hide of the mayor to send 
out a letter to rate payers asking them to reduce investment income and give back 
long term accommodation without even offering reduce council rates or savings for 
an investor. Not to mention state governments land tax cash grab and no relief 
offered at this level. Due to bad state and council planning, by not building suitable 
accommodation for low income earners, investors are asked to carry the can. 
Enough is enough and more red tape is the problem with governments sticking their 
nose into people's lives. This proposed policy will not help your goals and just 
creates anger within the community. Its a negative tax on investment and people who 
give back to the local community. 



Alison Stawell 

STRAPP635 

Please look at New Brighton to be exempt the changes  -especially between the river 
and the sea where almost every house is for holidays. 

This area appears very like the area of Suffolk Park which is exempt. 



Michael Burd 

STRAPP636 

We live at  in Suffolk Park- we 

believe our home and the homes in our complex were left 

out of the proposed  zoned for the new short term 

letting rules .. We are the only homes on Alcorn 

Street that haven't been included in the 365 day zoning exemption and 

we would like to be included please. We assumed it was a 

mistake given we nave commercially zoned rental cabins in 

our same complex- there are 8 homes that are residential at 

 and we would like to be included in the 365 

day zoning. If we are not to be considered please provide the 

Reasons why Not  THANK YOU 



Kathleen Holmes 

STRAPP637 

I live in Baywood Chase Suffolk Park and have a permanent holiday let property next 
door to me (last 15 months) managed by A Perfect Stay. There is a transient flow of 
guests and some have partied to 4am. We are a quiet residential area of working 
locals and the holiday let next to me has affected my amenity of enjoying the privacy 
and quiet of my property. There are a lot of long term locals in this location that 
moved from the centre of Byron Bay many years ago to enjoy the quiet whilst still 
being in close proximity to the restaurants and the beach. I've lived at my home for 
26 years, love the location and work fulltime. Holiday letting in residential areas 
erodes our sense of community. 



Brendon Bott 

B2 Construction 

STRAPP639 

I'm strongly in opposition to this proposal, firstly I own a home that this would be 
heavily impacted by. This would also be harmful and impact a number of local 
businesses in the Byron Shire, from tourism to cafes to cleaning companies and a 
variety of other industries that rely on tourism. 



caroline magick 

STRAPP64 

I strongly DISAGREE with turning my home and street on alcorn street into the 
proposed exception from the 90 day rule. 

i am surrounded by rentals and parties and was grateful to at last have some relieft 
with the 90 day rule -was aghast to hear they want to make this street an 
exception..absolutely not-we are community who have put up with this for long 
enough-imagine if it was your street-you would not allow it - so dont do it to us. we 
deserve better from our leaders.  

alcohol bottles in the street and  backyard, loud noise and music and strangers 
wandering into our backyard that borders the coastal dunes..its scary bottom line and 
we the people the community who live here and call this home deserve someone to 
speak up for us and protect our rights. please dont let us down when you have the 
chance to finally do the right thing by alcorn street homeowners who have had to put 
up with this for far to long already. 



Cameron Brookes 

STRAPP640 

While I disagree with the logic of the cap and believe it will have minimal impact on 
the rental market - it has an unfair and discriminatory impact on a small subset of 
your community. You are unfairly benefiting the premium market and punishing the 
lower market, cutting out affordable options for visitors to Byron Bay. This will reduce 
the diversity of the transient community and subsequently the culture of the area. 

There will be less places for visitors to stay and which will impact local businesses 
who have endured significant headwinds over the past 3 years in the face of raising 
costs. The council should be supporting the return of tourism not limiting it to the very 
elite in beachfront STRA properties - this makes no sense. 

If your silver bullet is a cap, then cap everyone at 180 and distribute the burden so 
that all walks of life can enjoy coming to Byron Bay, not just the wealthy. 

 



John Barker 

STRAPP641 

As a longtime lot owner at Bayview Beachfront Apts I strongly support the owners 
corporation's submission to the council, as contained in the letter to the council from 
their lawyer Mr Col Myers dated Oct 17, 2022. 



Mary Ann Wright 

STRAPP642 

I am a property owner in Suffolk. I have hosted Airbnb accommodation. I support the 
Byron Council and community in the proposal to limit the number of days of unhosted 
short term holiday accommodation. 



Belinda Strong 

STRAPP643 

I do not support the proposal that Byron shire council is proposing for short term 
accomodation as I believe that property owners should be able to make there own 
decision on how they choose to rent their property.  

As a property owner in the shire I would not be offering my home for long term rental 
but would be choosing to leave my property vacant so that I can utilise it for my own 
and family to holiday this greatly impacting my financial situation.  

 



Anika Stokes 

STRAPP644 

We should have the right to Airbnb in Byron. The whole areas rents have increased 
to beyond what locals can afford anyway 



Lucy Vader 

STRAPP645 

Subject: reducing home sharing in parts of Byron Shire to only 90 days per year. 

I cannot support the imbalance of the proposal to reduce home sharing in only the 
poorest areas of the Byron Shire, while allowing 365 days a year to the wealthiest in 
the shire, being Wategos and West Byron. The proposal is elitist and hurts the poor 
and benefits the rich. As a born and bred local it has hurt me to see Byron Bay 
diminshed in culture and feeling by pandering to the influx of incredible wealth from 
cities and overseas. To disable locals who struggle from the opportunity to keep ther 
head above water by airbnb-ing their home up to 180 days per year, and concurrently 
allow the wealthiest the Byron Shire to receive even more opportunity for income 
lacks morality. The rule should either be all, or none. I would request that this 
proposal not proceed under its current statement of elitist conditions. 

Sincerely, 

Lucy Vader 



Athanasia Pagonis 

STRAPP646 

We would love to support ongoing rentals in Bangalow beyond 90 days allowing the 
world to experience what our beautiful town has to offer and it ajso bro gavin te RBI’s 
for the local businesses that rely on tourist dollars 



felicity mackenzie 

STRAPP647 

I disagree that letting times should be reduced as it will affect too many small 
businesses.  

No business’s are able to operate for a 90 day period and then shut down until the 
next 90 day period begins. 

We already do not have enough staff to support the small businesses and companies 
will move their businesses elsewhere or dissolve them. 



Michael Egan 

STRAPP648 

As a home owner in Byron at  I do not support the Air BNB cap of 
90 days. There is no where else in Australia that does this so it shouldn't happen in 
Byron either. 



Laura Van Wieringen 

Rate payer 

STRAPP649 

I don’t believe reducing holiday let’s to 90 days will do anything other than impact 
business in Byron, employment of locals and surrounds negatively.  Tourism 
supports all the stores, activities, cafes and restaurants in the area.  I do remember 
not long ago where Byron was a virtual ghost town.  

Many stores were empty and for lease signs were everywhere.  Most holiday lets are 
out of reach financially   

anyway for renters, the area has changed .  Think of the unemployed and the impact 
of that. 



William Morrison 

STRAPP65 

Attached is my submission against the totally unfair Byron Shire Council proposal to 
restrict holiday letting to 90 days in certain areas while allowing unfettered letting in 
the major population area. 

STRAPP65\3177652\Submission against Council Holiday letting Proposal 
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Julia Ford 

STRAPP650 

The fact Council is seeking to reduce the number of nights that non-hosted short-
term rental accommodation (STRA) can operate in the Shire to 90 nights a year, and 
allow it to operate 365 nights in certain limited areas of the Shire is disgusting.  

Is it the goal of council to completely kill local businesses and communities by 
reducing choice, availability, and affordability of accommodation? 

Obviously air bnb’s give families and individuals the ability to enjoy Byron Bay. Hotels 
in Byron Bay are way above the average persons wage and unaffordable. Air bnb 
allow these people to stay and enjoy our town. The suggestion by some council 
members to turn everything into a bed and breakfast as an alternative is out of touch 
and quite ridiculous.  

Sadly the only thing council will achieve if they go ahead with their plan is that 
everyday people who operate their investment properties as air bnb’s  will end up 
having to sell to big developers.  

I can only do think this push by council is another attempt to shut down Byron Bay as 
having any tourist appeal. Considering tourism in Byron supports businesses that 
employ my daughters and most of us that work here .. this move will push us out! 

If this goes through big developers will take over Byron Bay… it’s already started with 
people selling their investment properties and homes.. 

Perhaps council can get off everyday peoples backs and provide some decent roads, 
rubbish removal and maintaining Byron Bays streets and bush land! 



Rebecca Prodger 

STRAPP652 

Transparency in the boundary that has been provided for the 90 day cap needs to be 
provided. Why is all of Wategoes outside the 90 day cap, but complexes that are 
geared towards holiday rental one block from Clarkes Beach, with tennis court and 
pool and are mostly holiday rented within the 90 day cap boundary. This seems to be 
geared towards pleasing the rate payers with significantly valuable properties whilst 
penalising those that are trying to make a living. Wategoes is not all holiday 
accommodation, there are many owner occupiers in this area.  Also, most properties 
in that area do not have onsite managers as they are mostly single house dwellings. 
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26 October, 2022 
 
Mayor Michael Lyon 

 
 Byron Bay 

 
Dear Mayor Lyon 
Re: Submission Proposed 90 Day Cap per annum to Short Term Rental Accommodation 
I understand the policy objective of this change in regulation is the following. 
“This is about returning properties in key residential areas to the long-term letting pool by 
setting caps on how many days properties will be able to be rented out for holiday 
accommodation,” Mayor Lyon said. In addition, I understand that as part of this objective 
that increased rental accommodation would support a reduction in homelessness in Byron 
Bay.  
 
1. Lack of Transparent Economic Modelling 
I note that there is no economic modelling published on the Council website to review that 
supports this proposed regulation so it is difficult to understand how this regulation will 
achieve the desired objective without understand the economic modelling assumptions that 
are driving the proposed changes. Good public policy formation should be based on a 
thorough, transparent assessment of the potential impact(s) of various decisions and a 
review of all alternative options.  
In addition new regulation should be prospective and not punitively disadvantage a 
significant cohort of investors who have made an informed decision over many years to 
support the local economy and invest significant capital in Byron Bay. Any ill informed 
regulation is likely to direct future capital investment to regions that welcome the 
investment and the subsequent economic activity and increased living standards that come 
from that investment 
 
2. Reduction in Economic Growth for the Town and Region 
Byron Bay's primary industry is tourism and the economic ecosystem that supports the 
tourism industry (restaurants, cafes, retail, sports/leisure, cleaning, gardening, linen, other 
general trades). Holding all other variables the same, such as Byron's major events strategy, 
and punitively restricting supply of (short term rental) accommodation this proposed 
regulation is likely to cause a combination of a holiday accommodation price increase (with 
price spikes at peak periods) and a shift in demand to alternative substitute holiday 
locations (domestically and internationally). The impact therefore will likely be to reduce 
economic activity, employment and wealth for the Byron community, including a reduction 
in rates and taxes collected by the Council. It will also be increasingly difficult to encourage a 
suitable workforce to the town that is happy to be available to work around peak demand 
periods of the year. Money being directed to alternative substitute locations will also drive 
down employment opportunities and the general economic conditions for the community. 
 
3. Unintended Consequences of Poor Public Policy/Regulation 
It is also worth noting that poor public policy decisions generally create an unregulated 
market that seeks to manoeuvre or work around such regulation. With this proposal it is 
hard to see how there will not be an increase in unregulated holiday letting where friends 



and family of owners or their friends of friends 'rent' directly from owners and pay a 
'wholesale' or 'mates rates' rental accommodation to owners. Much of this money will be 
untaxed as part of the 'black economy'. Has this likely outcome been factored into the 
economic modelling?  
 
4. Illogical Geographic Boundary  
Another puzzling aspect to this proposed regulation is the lack of transparency regarding 
the geographic application for the 90 day cap. The whole of the greater Byron township is 
tourism centric so it seems illogical to apply the inclusion zone the way it has been 
proposed. There needs to be greater consultation and explanation as to why the proposed 
boundary has been drawn. 
 
5. Supporting Evidence 
 
I am a rate payer and owner and will not be adding my properties to the long term rental 
pool because:- 
 (a) we use them frequently throughout the year  
 (b) the long term rental market does not support the price required when compared 
renting the properties for 90+ days per year. As stated above the Byron economy is centred 
around tourism; the workforce for this industry does not earn the required income to pay 
the rent for most of these short term rental properties. 
 
6. Conclusion 
In conclusion it is difficult to see how this regulation will achieve the stated objective 
because of the reasons highlighted above.  
 
 
Kind Regards 
 
Rebecca Prodger 
Owner of  , Byron Bay NSW 



Jo Schultz 

STRAPP653 

This is not a solution to the housing crisis. It will not work. We will not open our 
property to long term renters because the council decides we cannot run our 
business for more than 90 days, why is it for locals to fix their issue? how can you run 
90 days STR as well as provide longterm rentals? Also how is allowing Brunswick 
Heads and parts of Byron Shire to have all the freedoms but not others not going to 
cause more fractions within the community? This has not been thought through, 
researched or considered. We will never rent long term because the council is trying 
to bully us into it...all it will do is affect tourism visitation as there is not enough 
accommodation for them either... 



Kylie Robertson 

Home Owner 

STRAPP654 

I Airbnb a room in my house to help pay the mortgage. With continuing interest rate 
hikes I rely on this income to pay my mortgage with having only one income.  I 
holiday let my property during peak periods and school holidays which helps pay for 
the maintenance annually on my home. 



Craig Forrest 

STRAPP655 

Incentivise, don’t penalise! Command style economies never succeed, and it 
surprising that Byron Shire Council would consider this in a shire entirely dependant 
on tourism. As we understand it, the objective is to enable ‘locals’ to afford housing in 
Byron Shire by substantially reducing the amount of tourism in the Shire. Just how 
those seeking affordable rents will therefore be able to pay for these when demand 
for tourism-based services decreases is difficult to discern. It also assumes a 
homogenous tourist community centred around Byron itself, with some reflections in 
Brunswick heads. It certainly takes no account for the broader tourist market that our 
property attracts.  

A reduction to 90 days for STRA, at least as far as our property is concerned, mean 
less earnings in the local community.  It will have a negative impact on the renting 
agency, the cleaners, the gardening services, the local handyman service and the 
local restaurants and cafes etc. We will not be leasing this property on the permanent 
rental market. We had done so in the past but stopped doing so for two reasons; (i) 
the property had been very badly damaged by three different tenants, one of whom 
also failed to pay rent, and it proved almost impossible to obtain any redress for any 
of these damages or failed rents; and (ii) we use this property ourselves as a family 
holiday house, and thus directly contribute to the local community by bringing tourist 
dollars into the shire on a regular basis. That of course will be minimised if Byron 
Shire Council consider property owner’s such as ourselves to be “outsiders” who 
have a negative impact on Byron Shire’s amenity, local character, and community; a 
charge we strongly refute having owned this property for 15 years and contributed 
significantly to our Byron Shire community.        

 



Ruth Lawrence 

STRAPP656 

Unhosted accommodation is causing a huge problem in the area and I would like to 
see the council have some regulations around visitors being able to create problems 
for residents and amenity. It would support long term accommodation to many vacant 
properties as it would also make it less appealing for absent landlords who are 
buying solely to set up short term accommodation, 



Dianne Hayward 

STRAPP657 

AirBnb is an important income source for our family, which enables us meet 
mortgage payments. I also believe that it brings tourist dollars into the community. 
There should be protections for neighbourhoods to reduce noise and disruption but 
there should also be protections for home owners to use their properties to generate 
income - I believe it is possible to have both parties fairly treated. 



Timo Sadler 

STRAPP658 

Dear Sir/Madam, 

I moved to Byron Bay in 1989, attending Byron Bay Primary School and High School. 
Smaller stints saw me away for work or uni, but am now a resident of Coopers Shoot 
where I am raising my family.  Another property of ours is also at Coopers Shoot and 
has, until 2019, been the home of a retired stockman, who was promised life long 
tenancy by my father in 1995. He passed away in 2019, aged 91, and paid us 
approx. $110.- per month from 1995 - 2019. This can be corroborated by former 
Byron High headmaster Jack Harper and local barrister Geoff Radburn.  Our land tax 
bills for this property have gone up astronomically over this time, but we absorbed 
them to allow the old stockman (Charly Doyle) to pay minimum rent.  Now we have 
begun to short term let the property to begin to recoup the accrued holding costs and 
the cost of renovation.  We have had all favourable reviews from guests who cherish 
this hinterland location.  My question is why am I being punished for the lack of 
available housing? Why are some precincts given golden tickets while my land tax, 
rates and insurance remain the same as theirs? We already have the most 
prescriptive zoning laws in the world and now Byron Shire is essentially imposing 
another zoning on the shire. Surely planning tools should be made less complex, not 
more complex. Remove complexities to enable the market to help alleviate housing 
pressures, but please don’t punish me and my family financially because of a lack of 
planning foresight and imposing more zoning restrictions. Thank you for considering 
this submission. 



Nicolette Jackson 

STRAPP66 

I’m an Airbnb host and I occasionally rent out my home for a few weeks a year. I’m 
grateful for the money this can generate.  I am very very supportive of the Byron 
Shire council push for a 90 day limit I do not believe we should full time houses 
available to rent for visitors on Airbnb- when Airbnb was set up the idea was to share 
your home not for it to become a commercial full time mega industry that takes far 
too many houses off the market for people to live in full time. I 



K Denoux 

STRAPP660 

My family live in LilliPilli area of Byron and work in hospitality - cleaning, accom prep, 
catering & tourist services for travellers staying in Byron Bay -  the southern areas, 
Tallows, LilliPilli, Suffolk west etc. The clients are families or mature couples that are 
quiet, clean and enjoy interacting in a respectful way with us in these communities, 
they really bring a lot of high quality & respectful tourism value to us for our jobs and 
the local economy, as well as supporting amazing creative events & initiatives this 
region profits from, or visit here in the region for wellness reasons in small groups 
and want a house for privacy whilst working on their own health.  We wouldn't be 
able to stay in the region if there was a massive reduction in available self-contained 
houses to service these types of travellers. We know there's an overall housing 
shortage in the whole region though we've never had a problem renting within driving 
distance of work, and the places that our family work alongside that are STCA & at 
risk of losing their rental rights, would not be the type of houses that would be 
affordable rentals anyway - they're not entry-level houses. 



Ben Gray 

STRAPP661 

I agree with the 90 day restriction. 



Jack Fuller 

Landscape gardening property maintenance 

STRAPP662 

Byron relies on tourism I am a longterm local of 28 yrs - this is not the correct move. 



Janice Riddel 

 

STRAPP663 

We are in full support of Byron Shire Council's 90 day STRA proposal however we 
believe all hosted accommodation should be exempt. By hosted accommodation I 
mean a host needs to live on site in order to be exempt. 



Madonna Taylor 

 

STRAPP664 

Of course , 90 days is the only reasonable solution. Unhosted accommodation 
serves only greedy letting agents (and lazy) they font answer to. My one got the 
havoc their guests cause. And neither go osnets. 

I’m an on-site manager who takes the responsibility seriously. My problem is some 
apartments in the complex I manage are unhosted (lawson st) and it’s soul 
destroying dealing with their guests., my life is impacted severely. 



Fiona Doherty 

STRAPP665 

The proposed cap of 90 days is not the right solution, this proposal has the potential 
to blow up Byron tourism with rentals left in the rental pool for holiday makers 
becoming more expensive given fewer are on offer and in addition to that, the vast 
majority of those in the 90 day area  won't return their home to the long term rental 
market. Those in the 90 day area are likely to be too expensive for the local barista to 
rent anyway. We should be creating a long term solution (with abundant land 
between Byron and Ewingsdale and a great bike path into town). This change could 
be the death of Byron and then you will have bigger problems, many in the town rely 
on tourism. 



Abby Main 

Host Society 

STRAPP667 

RE 90 day cap STHL 

I work in the STHL industry in the Byron Shire. My business supports 10 local jobs 
and is also the sole income for myself and my family.  

I believe that a cap in the more residential areas is needed but do think the proposed 
area for 365 days is far too small. I think that increasing this area to include all 
commercially zoned areas as well as areas close to the CBD would be a far greater 
solution while still providing haven for those in the residential areas.  

Byron bay is a town that is sustained by tourism and cutting off the majority of 
accommodation providers will have a devastating effect on the local economy, with 
hundreds business closures and job losses including myself and my wonderful 
employees.  

I do not agree that this will solve the housing crisis and provide more Longterm 
rentals. All of the homes we look after are owned by families who use their homes 
throughout the year and have purchased them with this thought - to have a wonderful 
place for their families to use and to share with others when they are not. I believe 
with the large investments made in these homes that the owners will still holiday let 
and it will just create an awful 9month lease problem where locals will be asked to 
move out come December. 

As mentioned, I do agree that a cap in the more residential areas is fair and that 
zoning is key, but it has to be a fair compromise to meet in the middle and can't be 
solved by shutting business down. A larger 365 day zone that includes commercial 
areas as well as those streets within and bordering the CDB.  

Thank you very much for your considerations. 

Kins regards 

Abigail Main 

 



Andre Danforth 

STRAPP668 

I own a property near Clark’s beach in the 90 day zone. I live in Lismore. If this 90 
day limit came in I would not permanently let my property. I would holiday let for 90 
days in peak periods and it would sit empty the rest of the time. 

This would surely hurt the local economy via fewer visitors and therefore jobs for 
cleaners, gardeners, linen hire, agents that I pay to manage the property, not to 
mention the cost to local restaurants, bars and shops.  

This proposal will not create more affordable housing and will harm the local 
economy. 



Catherine Henniker 

STRAPP670 

I in no way support absentee owner Airbnb 

In Byron Bay residential areas. 

The lack of supervision by the “managers” of the absentee owned properties causes 
great grief to those residents who in good faith live in a residential area. I speak for 
many of my friends, most who have been hunted away from “ the Bay” by the 
abhorrent behaviour of those who rent the short term holiday rentals. 

We live in a block of 4 townhouses. We are the only residents. We are also 
surrounded by short term rentals. We have been subjected to abuse because we 
wouldn’t move a car from our car space, we complained about naked waitresses 
because our young children were staying with us and could plainly see this 
behaviour. 

We regularly have people running across the roof of our home. There are always 
more than the 6 individuals for a three bedroom home.15-20 is not uncommon. 

I could keep citing incidences in general the life we now live can be precariously 
interrupted by short term rental “guests”. 

We have no neighbours which is of concern as we age. There is no one to 
communicate with on a regular basis. We feel concern when our grandchildren visit 
because we don’t know who is staying in our neighbouring homes. 

To add insult to injury the owners of theses short term holiday let’s refer to them as 
their “cash cows”, dismiss any thought to rent to permanents ( don’t get enough 
money) and literally laugh at our concern for our community. 

I support the 90 day limit  but would be so bold as to ask for a “real” rule. 

“Residentials in residential areas”. 

 



Maria Geelen 

STRAPP671 

I think it should be everyone’s free choice to do whatever you want to do with your 
home. 

 



Alysha Blackburn 

Blackburn Cleaning Co 

STRAPP672 

Not good for me or my 20-40 local staff I employ year round. We will all be out of 
work, 



lyn wade 

STRAPP673 

should the 90 day limit go ahead it will lead to reduced accommodation options for 
visitors in Byron Shire. This will lead to guests - and their tourism dollars - making 
their way to neighbouring council areas or other states with less restrictive rules and 
a better, more affordable range of accommodation. 

there is no need for these proposed restrictions !!! 



Steven & Michelle Chapman 

STRAPP674 

see attached 

STRAPP674\3177652\STRA.pdf [SCANNED, FILE SAFE]



We strongly object to the proposed 365 day short-term rental accommodation (STRA) precinct for 

Alcorn Street Suffolk Park.  We request STRA be limited to 90 days in Alcorn Street, like all other 

streets in Suffolk Park and other residential areas. 

The reasons for this are: 

• We are a residential community NOT a tourist accommodation/commercial area. We have 
personally lived here for almost 30 years, along with most of our immediate neighbours 
(luckily), enjoying the amenity and sense of community that residents bring.  We do not 
STRA but over the years have witnessed the detrimental impacts of STRA. We fear for how 
much longer our amenity will last if 365 day STRA is allowed.  Residential zones and homes 
are for owners to live in or rent out long term to people that become part of the community 
and ‘neighbours’.  They are not for owners to operate a STRA business from, generally 
‘renting’ to groups of people that are bigger than an average household, with little respect 
for neighbours, amenity and the environment.  Increasing the opportunity to STRA from 180 
days to 365 days, whilst limiting STRA to 90 days in other areas, will increase the occupancy 
rate of existing STRA and encourage more ‘STRA investment’ property sales, rather than 
buyers becoming part of the community of Alcorn Street. All residential areas should be 
treated the same ie 90 days.  Turning Alcorn Street into a ‘tourism precinct’ with 365 day 
STRA is not acceptable. 

• We can not see the ‘rationale’ for including Alcorn Street, especially, and for that matter 
Wategos, Belongil and Brunswick Heads residential areas as 365 day precincts.  The areas 
have been identified, it seems purely, as “they are considered to have high tourism appeal 
and are most suited for unrestricted holiday letting due to their proximity to the beaches 
and services”. We find this reason quite ridiculous. We can tell you that the areas also have 
high appeal to LIVE IN AS A COMMUNITY NEIGHBOURHOOD, as their original town planning 
intention was. These areas should not be imposed a random decision that will inevitably 
change the sense of community and amenity.  We feel we are being used as a ‘bargaining 
tool’ to the STRA supporters. 

o We also question the reference to ‘services’. Apart from garbage collection and a 
usually potholed / patched road, we have none. Sure there are the local shops, pub 
and low-used bus service (if that is what ‘services’ means), but we have no usual 
‘Council services’ of footpaths and proper kerb & guttering / drainage. 

• Fears of road safety and the drain on our already poor infrastructure.  As mentioned before 
Alcorn Street itself is in poor condition.  Additional car movements that will accompany 
higher occupancy, as well as additional cars parking along the road or on the verge (as most 
STRA properties have 3 or 4 cars parking in the street, usually reducing the road space to one 
lane) will make the road more of a safety hazard than it already is.  It will only be a matter of 
time before there is a serious accident. Road sharing for walkers, runners, mums and prams, 
bike riders, dog walkers etc has become a daily danger and will only increase if this area is 
changed to 365 days of holiday letting.  Parking on the ‘verges’ further impacts on their 
condition exacerbating drainage problems and the ability to walk on them for safety.  We 
have also witnessed the lack of respect for our environment – plastic bags of rubbish, boxes 
of bottles not placed in bins but rather on the side of the road, worse during peak holiday 
periods.  This will only increase as more days/higher occupancy means more disrespectful, 
careless holiday makers, making equally disrespectful STRA property owners more money, 
with no contribution for our failing infrastructure. 

We ask you to reconsider your decision for the 365 day precincts. We empathise with you in making 
a balanced decision. Maybe a compromise is to expand the ‘area/size’ of precincts, eg more streets 



in Byron Bay, Brunswick Heads, Suffolk Park, maybe Bangalow but rather than 365 days, keep them 
at 180 days and strictly monitor.  If there is a compromised decision made, then further consultation 
with the community would be required. 

Yours Sincerely 

Steven & Michelle Chapman 

 Suffolk Park 



Andi Davey 

Byron Barista Training 

STRAPP675 

I support the Byron Shire proposal wholeheartedly. We need to open the rental 
market to long term renting, there are a glut of airbnb available. Look at their website 
for this summer and there are 17 pages of accommodation available but one can't 
rent anything affordable. The businesses who complain are greedy and want to 
continue with this madness of having more and more tourists and making more and 
more money. We are destroying this beautiful area. Byron is unbearable esp at busy 
times. The traffic, the drinking culture, the madness at festival times. We haven't got 
the infrastructure either. My road is pockmarked with potholes for example and when 
that useless truck fixes them they open up straight away. We need people to come to 
this area to fill the worker's shortage who can't get housing, even if they can afford it. 
My mechanic for example tells me this. We lost the feel of community over the years, 
my friends had to move away because they can't effort to rent or own a home here. 
But I see more and more homeless people and people who struggle. In contrast the 
effluence of the rich. It's depressing! Last I add climate change, we need to start to 
change our way of thinking and living. All areas of the Byron Shire should have the 
90 days limit. 



Tom Totaro 

STRAPP676 

I do not support reducing the STRA cap to 90 days.  

I believe the 180 day cap is appropriate and fairly balances the needs of property 
owners, local residents and tourists. 

 



Bruce Bentley 

Owner , , Byron Bay 

STRAPP678 

See attached submissions. 

STRAPP678\3177652\Submission to council.pdf [SCANNED, FILE SAFE]
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2. A mandatory requirement that the manager live onsite. 

3. The provision of a dedicated reception area and other hotel-type facilities such as laundry, 

cleaning and grounds maintenance.  These facilities are usually enshrined in an exclusive use 

by-law or long term lease registered on the common property title. 

4. Individual agreements with each lot owner providing for the terms and conditions on which 

individual lots are let to guests. 

These features set SMSCA apart from other types of STRA and, particularly, un-hosted STRA.  SMSCA 

have a high level of internal regulation through their by-laws and the manager’s onsite supervision 

which places their operation more akin to a hotel or motel than an un-hosted STRA. 

Bay Street Precinct 

The BSP has traditionally provided a mixed variety of accommodation types being SMSCA, motel and 

hotel.  Excluding SMSCA from the BSP, and the CBD generally, will reduce accommodation choice 

and competition.   

SMSCA is traditionally the family accommodation of choice.  Moving SMSCA outside the CBD renders 

them car dependent and will promote vehicle use by those young families who must leave the CBD 

to find their preferred accommodation type. 

Strangely, Bayview is located only 100m from the commencement of an area in which Council 

proposes to allow 365 day letting, being the corner of Lawson Street and Middleton Street.  There 

seems no apparent reason not to continue that area to include the BSP. 

Council makes the following statement about the 365 day precincts which it has nominated: 

“These have been identified by Council as they are considered to have high tourism appeal 

and are most suited for unrestricted holiday letting due to their proximity to the beaches and 

services.” 

The BSP meets those criteria better than any other Byron Bay precinct nominated for 365 day 

letting. 

Effect of a 90 day letting limitation on SMSCA 

SMSCA offer an attractive alternative accommodation option for tourists to hotel and motel 

accommodation, particularly in the BSP where all three types of accommodation have been in place 

for the last 40 years. 

Council’s stated objective is: 

“On balance, the planning proposal …. is considered to be the most effective option for 

mitigating the impacts of the STRA sector as it will deliver a 27% increase in long-term rental 

and owner occupier dwellings and is unlikely to have a significant impact on tourism or 

employment.” 

The effect of a 90 day letting limitation on SMSCA will be the same as putting such a prohibition on 

motels or hotels.  It will render them economically unviable, just as it would a motel, and reduce the 

scope of accommodation options available in the BSP and the CBD.  This will result in the loss of 

work to all those dependent on the existing SMSCA for employment and income and will destroy the 

businesses of the onsite managers, in the case of Bayview, a business built up over 42 years.  Those 

businesses are based on a site restricted on-site residential property manager’s licence pursuant to 

the Property And Stock Agents Act 2002. 
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There are also significant impediments to the SMSCA lots returning to the long-term rental market 

or the owner occupier market.  These include: 

1. The fact that the current owners and their owners corporation are bound to an onsite 

manager by a long term contract (usually 10 years) for the provision of services based on an 

SMSCA model. 

2. The onsite hospitality infrastructure is locked in by by-law and contract. 

3. The costs associated with the onsite manager and for which the owners are liable, both 

individually and collectively, are set at a level commensurate with SMSCA and would be 

economically unviable on a long term rental or owner occupied basis. 

4. Most owners are investors who reside elsewhere and are unlikely to take up occupancy of 

the properties. 

The result of all these factors on the lot owners will be to depreciate the value of their assets.  In 

some instances it may force owners to sell into the market at highly depreciated prices but, while 

that may see a very limited amount of stock returned to the residential market, it does so at a 

disproportionate cost to the current owners.  Those who are not compelled to sell are unlikely to 

return their properties to a depreciated market.   

The proposed 90 day letting prohibition on SMSCA located in the BSP and, more generally the CBD, 

will operate contrary to Council’s stated objectives.  It will not significantly increase long-term rental 

and owner occupied dwellings.  It will have a significant impact on tourism by limiting the availability 

and location of a popular accommodation class.  It will have significant impact on the employment of 

those who service SMSCA. 

History of Bayview @  Street 

Bayview was approved in 1979 and constructed thereafter.  Immediately after registration of the 

strata plan Bayview was run as SMSCA by a live-in couple.  In 1983 that management was taken over 

by Malcolm Shearer and his wife Sue who continued to operate as the onsite managers.  The 

Shearers sold their management rights in 2008.  After that the management rights were sold twice, 

now resting with Byron BB Apartments Pty Ltd. 

In 2008 the owners corporation of Bayview spent approximately $1.6M refurbishing and upgrading 

the exterior of the building and the amenities in the style of a modern hotel, including reception, 

luxury pool, upgraded vacancy signage and BBQ area.  These works were not mere “residential” 

improvements.  In addition, lot owners spent considerable sums ($80K in our case) upgrading their 

units in accordance with a uniform set of approved plans designed to provide uniformity of interior 

design to hotel suite standards and quality.  All these improvements were inconsistent with 

residential purposes. 

Bayview has had continuous use as SMSCA for 42 years.  In that time there have been no full time 

residents in the strata scheme, although the writer understands that one owner currently spends 6 

months of the year at Bayview.  Full time residential occupancy is inconsistent with the historic land 

use, with the current physical layout of the premises and with the management arrangements 

locked in with the onsite manager. 

I have had the benefit of reading the letter from Mr Colin Myers, solicitor, written to Council on 

behalf of Bayview and I endorse his comments. 

The writer 
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I am both a lot owner in Bayview and, from 1983 until my retirement from general practice in 2016, 

a strata lawyer who was, at the time of his retirement, one of only 28 Fellows of the Australian 

College of Community Association Lawyers Incorporated, the peak body in Australia for strata 

lawyers.  I acted for Bayview from 1987 to 2008.  I holidayed with my young family at Bayview during 

those years.  From 2009 I represented several lot owners in Bayview.  In 2010 my wife and I decided 

to buy unit 9  in Bayview.  We did so because Bayview was an accommodation type which appealed 

to young families, was located in the premiere tourist precinct of Byron Bay, offered guests car free 

convenience and had a history of being professionally run as tourist apartments. 

I hope that my submission brings some further perspective to the issues surrounding the 

appropriate letting restrictions for the BSP and Bayview from someone who is both a long term 

visitor/owner and a person with professional knowledge of SMSCA. 

 

Yours faithfully 

 

Bruce Bentley 
Owner 

  
Byron Bay NSW 2481 
 



Caroline Kelly 

STRAPP679 

I, Caroline Kelly, am the owner of  – a 
4,500 M2 residential complex some 200 metres from Clarkes Beach. There are 12 
townhouses on the block many having been extensively renovated for holiday rental. 
I have attached the map indicating where the complex is (highlighted in pink). 

The complex has a long successful history of holiday rental and is indeed set up to 
accommodate that market with landscaping, pool and half tennis court. Holiday rental 
supplements the time when owners of holiday let townhouses at Calinda Sol are not 
personally using the properties.  

I fully appreciate what Council are trying to achieve but I suspect what will happen 
within Calinda Sol is that the holiday let units will be simply closed up & left vacant 
once the STRA 90 day limit is reached. All that will achieve is loss of business 
revenue to the support businesses and loss of holiday maker revenue to the Bay.  

In my case I would continue to personally use the property and merely have the 
property locked up & vacant once I reach the STRA 90 day limit.  

I respectfully ask that you extend the 365 day zone, already partially applied to 
Massinger Street, to include the Calinda Sol Complex at 9 -19 Massinger Street - not 
for my personal financial benefit but for the financial benefit of the Byron business & 
tourism community. 

Thanking you 

Caroline Kelly 
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Georgie Laporte 

STRAPP68 

I think the reforms are needed in an area like Byron Bay where STHL has absolutely 
oversaturated the housing market in residential areas. These reforms will lead to less 
investment with the intention of purely holiday letting - leading to more permanent 
homes.  

Living next door to full time holiday lets is hell for residents - limiting it to 90 days/year 
will greatly help this problem too 



Rob Maxwell 

STRAPP680 

Please see attached submission 

STRAPP680\3177652\Byron Bay Council STRA Planning Proposal RFM Submission 
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Submission on 27th October 2022 for: 

Planning Proposal 26.2020.1.1 

Amendment to State Environmental Planning Policy (Housing) 2021 

Short-term Rental Accommodation in Byron Shire 

 

The Proposal is based solely on the hope that increased long term rental availability will occur by 

implementing proposed changes to the planning regulations related to STRA in Byron Bay. This 

implicit assumption is flawed because: 

  ○ The survey and reports from 2020 being cited are out of date due to changes in 

the Australian economic climate, post Pandemic travel patterns, and Australian property values and 

need to be updated. The 180 Day changes should be included to ascertain what changes have 

occurred. 

  ○ Residential properties in Byron are owned for many reasons, in our case it is to 

enjoy the Byron surrounds for holidays. This means we will never long-term rent as we wish to use it 

when we want. So, our choice is to leave it vacant or short term rent it thereby providing income to 

Byron Bay Businesses. I believe that our situation represents a large portion of residential properties 

in Byron that are short term rented.  Focused research should be conducted to validate the Byron 

Bay Councils outdated assumption. Also, this proposal is wholly punitive for residential owners who 

do not live in Byron Bay full time 

  ○ The proposal is hoping to force owners to either sell their properties or long-term 

rent. Neither of these outcomes will occur as the capital growth in resort towns all over Australia are 

seeing very large growth. Owners will keep their properties to obtain these capital gains. The 

counter intuitive desire by Byron Bay Council is for property values to decrease so properties 

become more affordable. Properties will not become more affordable as capital values will never 

decrease sufficiently and as interest rates rise, affordably will only decrease. If property values do 

drop slightly the decreased revenue collection the Byron Bay Council will receive will further reduce 

its capacity to deliver services in tight economic times. It is unbelievably reckless for the Byron Bay 

council to be support such a reduced income proposal 

  ○ The process the Byron Bay Council is undertaking by providing this opportunity to 

submit a submission on the surface looks fair. However, the Byron has chosen to ignore advice (Peer 

Review) and is misrepresenting the findings of the EIA. The Byron Bay Council states that the 

proposal “On balance, the planning proposal is considered to be the most effective option for 

mitigating the impacts of the STRA sector as it will deliver a 27% increase in long-term rental and 

owner occupier dwellings and is unlikely to have a significant impact on tourism or employment”. The 

Byron Bay Council fails to disclose that this only occurs after 5 years (EIA Table 4.23 – Total Local 

Employment Impacts) .  It also misrepresents the economic outcome of this proposal by restricting 

the EIA scope thereby minimising its impacts. Proposed impact of 1million in the first year and 10 

million growth in the second year is not justified (Table 4.20 – Retail Spending Impacts). This is 

further compounded by the Byron Bay Council agreeing that the EIA is unreliable (Planning Proposal: 

(6) The final recommendations of the EIA are unreliable) and prepared to implement a policy with 

unknown impacts to Business and Organisations that make up the fabric of Byron Bay is 

unacceptable. 



  ○ The proposed boundaries within this proposal with the criteria of " near the beach 

and services" further supports the view that the Byron Bay Council is misrepresenting that this is a 

well-researched and considered proposal. The boundaries, while along the coastline, do not have 

consistent access to Service such a Transport, Healthcare, and Hospitality. Choosing the coastline 

because people like the beach must been seen as one of the great misrepresentations of considered 

Council planning. A well developed and considered proposal would be considering the services and 

amenities people use and supporting the businesses and organisations that provide them by defining 

zones that surround these. 

  ○ It is incontrovertible that affordable housing in Byron Bay is at an all-time low. This 

is not unique to Byron Bay with resort towns all over Australia experiencing the same changes. The 

Australian economic climate, post Pandemic travel patterns, and Australian property dynamics 

means this will not change. This proposal will not impact any of the aforementioned. If Byron Bay 

Council wish to re-engineer the social housing fabric of Byron Bay it should seek NSW Government 

support to do so as Social Housing is not the expertise or remit of Local Councils. 

  ○ As a ratepayer of Byron Bay, I am concerned that that the Byron Bay Council is 

opening itself up to protracted legal proceedings by disadvantaged Businesses and Organisations. As 

the Byron Bay Council has obtained the planning authority without recourse and dismissed or 

rejected any counter points of view. this will leave Businesses, Organisations, and Residents with no 

other choice to engage the Byron Bay Council through the Courts. 

 

In summary I object to this proposal which can only be ideologically based as the information 

supplied is outdated, does not support the proposals outcomes, and counter views and dissenting 

information have been rejected. The insight and consideration given to the zone boundaries is a 

planning failure. It will have a large negative outcome to business and organisations that make Byron 

Bay what it is today. It is punitive to those residential owners who are not full-time residents in 

Byron. It opens the Byron Bay Council to reputational damage and potential length legal 

proceedings. 

   

I fully support the policy of improving affordable housing in Byron Bay and looking forward to the 

Byron Bay Council developing such a proposal in conjunction with the NSW Government. 

 

Rob Maxwell 

   

Byron Bay 

  



Joanne Langton 

STRAPP681 

I am strongly in support of the 90 day cap for homes within residential areas (not 
including those designated to be excluded).  This is because of our housing shortage 
crisis.  I do believe that investors will choose to permanently rent once this limitation 
is implemented and hence ease our housing shortage.  Let's do it! 



Justin werner 

 

STRAPP682 

Given the current economic situation in Australia I dont believe this proposal benefits 
any one, nor should resources be wasted on trying to police it given no funding will 
be provided. 



Fiona Sim 

Owner 

STRAPP684 

Please allow owners who do not live in there Byron Bay place to AirBNB rent 365 
days per year 



Barry Wallace 

STRAPP685 

Submission relating to Holiday caps: 

As a long-time resident ratepayer and a participant in the Holiday Accom industry in 
Byron I wish to make a submission on the subject relating to 90-day caps. 

I oppose the cap system because it is appearing as an unreasonable & expensive 
experimental idea to hopefully create cheap rental accommodation. Some may not 
see this as fair to affected parties but regardless, evidence indicates that it is 
unaffordable (to everyone) for our council to indulge in a costly venture which surely 
is the job of the NSW state government? 

Indeed with unemployment around 3% and the average wage around $80K p/a many 
may question if rents, balanced over the whole Shire may not be considered 
unreasonable. Have we any updated stats? 

We already live within one of the highest rating regional councils in the country. Most 
residents would be happy to see our council focus on managing the shire, fix our 
roads and bridges and attend to other essential services. Clearing all drains to 
mitigate local flooding should consume current council’s attentions. 

Compounding the issue for property owners we also live in an area now profoundly 
expensive to build, renovate and repair property. Factor into rents asked. 

As ratepayers we have only ever asked for a council which is well managed, fiscally 
prudent, and inclusive to all. 

Unless the State government offers council a grant to pursue an experiment on their 
behalf or perhaps council consider also levy from non-rate paying residents, the 
beneficiaries of cheap accommodation, the plan remains flawed and built to fail.  

In its current form the plan appears to be not thought thru, unaffordable, 
unreasonable, and challengeable (ratepayers financing more legal costs).  

It will strengthen council’s case if you produce for public scrutiny some relevant 
statistics for example, of permanent rental costs & locations throughout the shire and 
compared to other similarly sized tourist areas. Also the current 2022 visitor numbers 
including overnighters and day-trippers. As well as your revenue flow from tourist 
visitors relating to parking meters per town as well as other visitor revenue sources. 
Council budgets for managing compliance, budgets for legal cost etc. Number of 
holidays accom and type throughout the Shire and why is so many allowed in 
resident areas of Brunswick Heads? 

As well as transparent statistics It would also help council’s cause to be transparent 
as to who oversees the issue. With surveys, questions or responses from council all 
referred to & from a “team”.  

No names, who am I conversing with, no one appears to be in charge. 

As much as I try otherwise, I regret that I must disagree with the 90-day cap in its 
current form. I do feel that if the Holiday zones were broadened it would be a good 
start to some reform. 



I hope the level heads in council prevail as currently this experiment will be costly in 
staff & technology to manage and no doubt lead into higher rates demands in the 
future. 

With regards, Barry Wallace 

Byron Bay NSW 2481 

 



Belinda Lewis 

STRAPP687 

Please see my submission attached 
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MISSION STATEMENT 
Byron Shire residents have a long and proud history of protecting our communities and our 
extraordinarily beautiful - and fragile - natural environments. We have a strong reputation for 
standing up to the powerful interests of wealthy, profiteering developers and non-resident 
investors. Thank you for the opportunity to make a submission. 

1. We strongly support the 90day cap on non-hosted STRAs. Our Shire’s people are in CRISIS, 
this wld return many homes into the pool for longer term rental. Instead of tourist visitors, 
we could see more than a thousand Byron families, young people needing housing security, 
older residents and a whole host of people who would help to maintain a sense of 
belonging, shared responsibility, diversity and creativity to our Byron Shire. STRAs are 
yielding huge incomes for a wealthy few at the expense of local residents who are 
shouldering the burden of: 
Continual invasion of privacy and security ,  
Fracturing of normal neighbourly connections and sense of mutual support, 
Increased sense of vulnerability among young children, older people, and those living alone,  
Constant excessive noise day and night,  
Abuse and violent threats from antagonistic holiday makers,  
Large numbers of uncontrolled dogs with STRA visitors who don’t know or care about 
regulations to protect safety of local people/dogs and our fragile no-dog ecological areas. 
Stress, lack of sleep, serious mental health impacts,  
Negative effects on our ability to work at our paid jobs (especially people in healthcare, 
police, fire, emergency, in-home carers and other essential shiftwork jobs). 

 

2. As Suffolk Park residents we desperately request ALL non-hosted STRAs in Alcorn St, also 
be regulated to 90days.  
 
STRAs in Suffolk have skyrocketed in the past 5 years. They are mostly huge houses sleeping 
10-12 people.  They are unregulated private hotels that avoid paying commercial rates to 
the Shire. Wealthy absentee owners living interstate and overseas are reaping huge financial 
gains at the expense of local residents. These accommodation options belong in the 
commercial zone of Byron – not in a small village with quiet residential areas where people 
want to live, sleep, work and care for one another as part of a strong community.  The 90 
days limit will give us some reprieve from the constant dumping of transient strangers who 
are antagonistic to neighbours’ needs and take no responsibility for the people around 
them.  
 
In Suffolk Park, STRAs are causing: 
- Excessive traffic (usually 3-4 cars per house) ; congestion at peak times up to 1km and 30 

mins to get out of Suffolk (a medical emergency could be a crisis), overflow of beach 
parking areas as STRAs don’t provide enough parking 

- Overloaded infrastructure creates costs for council, water and power wastage, rubbish 
on footpaths and parking areas around STRA, damage to road surfaces 

- Speeding and noise throughout the night as ‘guests’ are repeatedly are in and out on 
their holiday. 

- Increased safety risks to pedestrians, older people, children and pets; horrific near-miss 
accidents over busy period. 



- Excessive NOISE ( as noted in Point 1) 
 

Safety & security: In most Suffolk STRAs, the managers are not onsite – and often live some distance 
away. Police are under-resourced and understandably have other priorities. Security agencies eg 
Noisy Neighbour have little or no impact on disruptions. We are desperate for the Shire to take 
action. And there is now strong legislation by the NSW Govt Fair Trading Dept to enforce and 
support this change – but with 365 STRA this department is finding it impossible to manage the 
complaints and respond in a timely manner. 

Economic benefits are false claims 

Non-hosted STRAs are largely owned by investors who do not live in Byron Shire. Many are earning 
between $60- $100,000 per year from each STRA. Some own multiple properties. While claims have 
been falsely made that STRA bring $267 million into the Shire each year, the profits are NOT 
remaining here. 

Claims about the jobs provided are also misleading. There is strong evidence to show that many of 
these ‘local workers’ are in fact young people on study and tourist visas working for extremely low 
wages in exploitative, insecure employment. There are plenty of workers for hospitality and 
accommodation industries in our Shire. Thousands of people who want to work – but they need 
affordable accommodation close to their employment. By returning STRAs to the pool, they will once 
again be able to live and work here..  

Community health and cohesion 

STRA visitors are short-stay, and absentee STRA owners have  no commitment to fostering 
sustainable, caring, diverse, safe and cohesive communities.  Around the world, STRAs are being 
severely cut back by new restrictions. This is based on hard evidence of negative impacts on 
community health , social cohesion, safety, housing availability and affordability, displacement of 
local families, crime, and economy. 

Sustainable tourism not ‘growth at all costs’ 

There is now substantial evidence to show that sustainable tourism is one which: 

- Prioritises the perspectives, needs and voices of local people  
- Places community members at the centre of planning, review and decision-making;  
- Protects the natural and cultural assets that attracts tourists in the first place; 
- Ensures economic benefits flow to local people to increase equity and social justice;  
- Is tightly regulated to ensure economic gains are returned to communities to offset the 

burden on public facilities, infrastructure, natural environments, sanitation, healthcare, 
security and other services and assets. 

90 day STRA limit is essential for reversing the horrific crisis in our groaning, overloaded, displaced, 
depressed, dispossessed Byron Shire communities – and all the species in our sensitive natural 
ecological areas - before the damage is irreversible. 

Thank you 

Belinda Lewis 



Brent Adams 

STRAPP688 

I think Airbnb in the town of Byron Bay is ruining the region and the monies go to a 
huge corporation paying not tax here. Lets focus on being a town that is innovative 
and small business , doing business with our brain and not the objective of being 
greedy 



Emma Shield 

STRAPP689 

Hello, 

Thank you for taking submissions on this matter. We live within the gated community 
at  which has not been included in the new 365 day holiday let zoning. 
We are very pleased that we have not been included in this new zoning. We are 
permanent residents at this address, as are most of the residents within this small 
community and as such have no interest in holiday letting our home. We are grateful 
to not have to deal with the potential of constant and possibly disruptive holiday 
makers next door all year round. I have been told that our property value would 
increase if we were to be rezoned in the new zoning. However as permanent 
residents with no interest in selling it actually goes against us for values to rise as this 
will only increase our rates charges, along with all the other permanent residents as 
well. Having this new zoning will also potentially attract more property investors as 
opposed to people looking for a place to live driving prices even higher.  

I hope that with the new zoning of Alcorn Street council will put no parking signs and 
road marking around the corner of Alcorn and Wearam Streets as it is often so 
congested with cars parked on the very corners of the intersection that it becomes a 
very hazardous corner. This is a very busy corner as there is a bus stop on the 
corner as well as it being the entrance to the car park of the dog beach. During peak 
season there are school kids, people walking their dogs and with the cars parking the 
road out it becomes quite dangerous. 

Thank you for taking the time to review this submission. 



Crystal Wilkes 

STRAPP69 

The housing demand in Byron shire is for families and people with pets. As a single 
parent I have been using Airbnb in order to stay a local in the area to pay for my 
daughters education and be able to pay the mortgage on my own without a partner 
by renting out a small section of my home. With this new limit of 90 days it has 
severely restricted my ability to to make money and stay ahead of my mortgage. I 
have heard of other local stories of people in my situation who are struggling to stay 
in their homes and the area with rising costs.  My home is not suitable to rent out 
long-term to a family because of the property size and the fact I lived here. There are 
all kinds of stories like mine. I am a long time local of 20 years.  please consider 
removing the limits for people who live in their home and are just trying to get by. 



Maria Haldemann 

Bask & Stow 

STRAPP690 

A 90 day cap is fair compromise to balance tourism and the needs of our local 
community. We would like to see locals moving back into Byron and to improve 
housing affordability. 



Gail Inkpen 

STRAPP691 

I personally am not affected by this 90 day cap proposal. Owners of rentals that are 
will not hand their property to permanent and with current market permant rental 
value of these targeted areas would not be affordable and not solve the problem. 
Council is responsible for building more social/affordable housing, not rely on 
owners. Byron Bay is a TOURIST town where families on holiday, with pets, could 
not stay in these developments that they are approving. Maybe they should put the 
pressure on these holiday apartments being developed/approved by council to house 
workers... double/selective standards is our Council. 



Michelle Wallace 

STRAPP694 

As a resident of Suffolk Park for 25 years and a volunteer who gives back to the 
community, I have been severely impacted over the past ten years by STRAs next 
door to me on both sides and in adjacent Alcorn St. The main issues have been 
noise, anti-social behaviour such as littering and increased, fast moving traffic. The 
turnover of people every three to seven days in STRAs negatively impacts 
community cohesion and neighbourhood amenity. 

I fully support the precinct model (365 days for STRA) and that residential areas that 
will be 90 days for STRA. 

Thank you, Council, for working so long and hard to give us back our 
neighbourhoods. 

 



Colin Hussey 

A Perfect Stay Pty Ltd 

STRAPP695 

Please see the attached letter that outlines the significant impacts that the 90 day 
cap Planning Proposal will have on our business, as well as the hundreds of small 
and family businesses that support the short term rental accommodation industry. 

Regards, 

Colin. 
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Adam Searle 

STRAPP696 

My wife and I have owned an apartment at the Bayview Apartments for 8 years. We 
bought it as an investment. It relies on Holiday Letting for its income. It has been 
Holiday Letting for decades. We have stayed there for many years before investing. 
Bayview Apartments lies just outside of the Byron East Zone. It should be included 
as it is Holiday Letting, employs locals and brings in tourist dollars for the town. 



Alan Heathcote 

STRAPP697 

To whom it may concern, 

Please accept this as my submission to the Short Term Holiday Letting (STHL) 
proposal for Byron Bay. I generally support the new proposed changes to STHL rules 
except I request one change. I reside at Suffolk 
Park (  ) There are 8 houses in CT270196 and one strata 
lot (SP 90496 the most northerly lot) containing 11 cabins known as "Tallow Beach 
Houses"  

Tallow Beach Houses is an approved tourist facility which is permitted to house short 
term holiday rental guests 365 days per year but no permanent occupancy is 
allowed. 

The exhibited map for Suffolk Park shows the majority of Alcorn St shaded in gold 
both sides but does not have the very north end, CT270196, where we live, or Tallow 
Beach Houses (SP 90496) treated the same i.e. the proposal doesn't allow us to 
STHL year round. This is incongruous with the approved use of "Tallow Beach 
Houses" as a tourist facility and also the 8 houses in CT 270196, which I believe 
should also be shaded in the gold colour to permit STHL all year round. There is no 
good reason for a usage difference between the houses in CT270196 and the rest of 
Alcorn St. Changing the proposal to all "gold" would create consistency with the rest 
of Alcorn St.  

Other reasons to support my request are: 

* Byron Bay is a tourist town and many businesses and people rely on the tourist 
dollar for their living. If successful this whole STHL"precinct" proposal will already 
reduce the number of visitors considerably and the very north end of Alcorn St should 
not be treated as a  tourist no go zone. 

* Excerpt from the exhibited STRA exhibited planning proposal "The aim is to 
preserve permanent housing in most of the Shire’s residential and rural areas, while 
also recognising that some areas with high tourism appeal near beaches and 
services may be more suitable for year-round holiday letting".  

We fit directly into the category of being of "high tourism appeal" "right near the 
beach thus more suitable for year round holiday letting". 

Given all of the above, I respectively request, that the exhibited gold zone for Alcorn 
St Suffolk Park be extended to include our house  

 thus permitting unlimited short term holiday letting. 

Yours faithfully 

Alan Heathcote  

 



Miranda Burne 

STRAPP698 

I am in support of the proposed limitations on holiday letting in Byron Bay due to: 

1. The negative effects it has on housing affordability  

2. The issue of noisy holiday lets in residential areas 

3. The loss of sense of community in residentail areas that become to feel like tourist 
centres 



Deseray Meisel 

Byron Beach Realty 

STRAPP699 

As a business owner who is involved in managing Short Term Rental 
Accommodation I am opposed to the 90day limit on properties located outside of 
designated zones. 

Many of our owners are not interested in renting their property as a permanent rental, 
they are holiday homes where the owners themselves prefer to stay often throughout 
the year and STRA their properties so that they are not left to sit empty for long 
periods of time discouraging the potential infestation of vermin and vandalism.  

Our STRA properties generate $30k to $40k income per year back into the local 
economy through the required maintenance costs associated with managing a full 
time STRA property.  Reducing the number of rentable nights per year on a well-
managed property ensures, cleaners, linen hire, gardeners and multiple other service 
providers will have their income reduced comparable to when we had COVID 
restrictions. This time around there won’t not be any government payments to assist 
them through possibly months without STRA income to satisfy the 90day limit.  

During COVID we saw the effects of reduced STRA income with many business 
closing unable to meet overheads. A large number of valuable local service providers 
moved to the Gold Coast where they were able to make ends meet by servicing a 
larger population. Leaving Byron Bay short on experienced essential workers like 
electricians, plumbers and builders. Due to the lack of competition among essential 
service providers we have found hourly rates have increased to make ends meet and 
turnaround times have been extended. This affects the whole community of home 
owners and permanent rental landlords alike, increasing the over all cost of living in 
the Byron Shire. 

Instead of keeping 365 holiday home in set zones, devaluing properties in all other 
areas the focus should be on management practices. The data has been collected by 
the HLO over the past 15years and good management practices like screening 
guests, keeping numbers down and communicating with neighbours are key factors 
in lowering unacceptable behaviour and having a more harmonious integration 
between holiday guests and permanent residents.  

We have the capacity to service our properties as holiday or permanent 
managements  and we have discussed each option with our landlords. The majority 
of our owners would prefer to remain as a holiday property and simply leave them 
vacant most of the year under a 90day limit. This will only lead to a lot of vacant 
properties only requiring services and income being generated for our local 
businesses over a full year to a quarter of the year, which is unsustainable. 

The effects of holiday letting being reduced to a 90 day limit in designated zones will 
reduce employment across the whole Byron Shire and we strongly recommend 
focusing on better property management practices. Properties in the zones are 
usually either occupied by owners or are already established holiday let and wont 
have the capacity to employ extra service providers to meet the short-fall of 
opportunities in the 90day limit zones. 



Karla Rose 

STRAPP7 

I oppose of this new policy. I feel the same rule should be applicable to the greater 
NSW region. This new rule will cause increased stress for home owners relying on 
renting out their premise for 180 days of the year given increased interest rates. Long 
term rental prices will still be unobtainable for the community due to STRA premise 
needing to list at a higher rate to match their 180 day expected return. 



Lindon Garske 

STRAPP70 

I fully support the 90 day cap as a step in  the right direction. We live in town and 
have to put up with constant noise in the small hours of the morning as the 3 places 
begin us in Marvell Lane are all AirBnB properties. It has also driven out many 
families from town and Byron seems to have lost its eclectic feel that attracted us to 
the area. We run 2 businesses in town and finding staff is now more difficult because 
housing is so expensive for the workers. All in all, AirBnB has had a detrimental 
affect on our community over the past 10 years. If council can enforce the 90 day 
cap, we may be able to retain the Byron Bay regional feel. We have enough hotel 
developments being built now, or soon, to provide family-friendly accommodation. I 
really hope the council doesn’t let Byron become another suburb of the Gold Coast! 
Many thanks. Regards Dr Garske 



John Higgins 

STRAPP700 

To whom it may concern 

I am a property owners at , located at , Byron 
Bay. I am writing with regard to the proposed changes to STRA policy.  

Under the proposed changes, this property will be subject to a 90 day maximum limit 
for short term lettings. I am writing to state my objection to these changes.  

The complex was built and c.1980 and includes 21 self contained apartments. The 
building has always been used as a popular short term holiday complex. It underwent 
a multi-million dollar refurbishment in 2012.  

The onsite building manager and caretaker at Bayview is currently Byron BB 
Apartments Pty Ltd. 

This company:- 

1. has a full class 1 real estate licence; 

2. operates an audited trust account relating to the multi-million dollar annual 
turnover holiday letting business being conducted from the complex, ; 

3. supports numerous local cleaners and other employees, local trades and other 
stakeholders with regular work; 

4. conducts a dedicated reception, and 

5. has its own registered business name, domain name, & website for the complex. 

In other words, it is no amateur small Airbnb operation, as is not at the root cause of 
housing issues in the area. It is simply being used for the purpose for which it was 
designed.  

Should the new regulations be changed, the current mapped 365 day precincts for 
the Byron Shire should be expanded to include the CBD, or at least Bay St and 
surrounding areas.  

There are many reasons as to why this is the case. A letter/case has been submitted 
on behalf of the committee/owners, by the legal firm Small Myers Hughes, and I fully 
agree with the reasons presented.  

Regards 

John Higgins 



Chris Kerin 

 

STRAPP701 

[Our letter and recommendations attached in PDF] 

Dear Ms. Shannon Burt, 

Thank you for the opportunity to comment on Byron Shire Council’s short-term rental 
accommodation (STRA) planning proposal. My name is Chris Kerin, the Managing 
Director at the Asia Travel Technology Industry Association (ATTIA). ATTIA 
represents companies operating in the travel and tourism sector in the Asia-Pacific 
region. Our Members include Agoda, Airbnb, Booking.com, Expedia Group, 
Amadeus, Travelport and Skyscanner. 

ATTIA has studied Byron Shire Council’s proposal to reduce unhosted STRA from 
180-days to 90-days in most parts of the shire. Given the centrality of online travel 
platforms to this proposal, we hope you will factor in ATTIA’s perspectives when 
finalizing the proposal. 

We appreciate the Council’s initial attempts to balance demands on various fronts. 
For instance, we recognize that STRA in ‘mapped precincts’ would not be limited 
under the proposal. We also understand that the Council is under great pressure to 
ensure affordable housing and rental availability for local workers. 

However, we strongly believe that a 90-day unhosted STRA limit is unlikely to meet 
the Council’s objectives in returning rentals to the housing market. It would instead 
open the door to negative knock-on effects for STRA hosts, online travel platforms, 
and the Byron Shire community at large: 

- For hosts: It is unlikely that existing STRA rentals could serve appropriately as 
affordable housing. Moreover, a 90-day limit would signal a crackdown on STRA 
which could drive tourism dollars away. 

- For platforms: This proposal would fragment the existing state-wide regulatory 
framework which has been carefully deliberated - through an exhaustive process - 
between the New South Wales (NSW) state government, local governments, travel 
platforms, and community representatives. Consequently, this would burden 
platforms with increased compliance costs and tasks. 

- For guests: The proposal risks limiting the types of accommodation available for 
travelers who may need to access short term rental accommodation; for instance 
families with children or those traveling as a group, and who need amenities or the 
flexibility that STRA provides for them. This is only likely to prompt potential visitors 
to consider other destinations where STRA is more sustainably regulated. 

Noting that Byron Bay is the home to numerous high-profile and well-attended events 
which draw visitors from all over the country, it is vital to ensure that the Shire can 
draw upon short term rental accommodation to meet demand for additional guests 
during peak periods. Limiting supply of STRA only risks limiting the number of guests 
who will travel to the Byron Shire to attend major events and spend in local 
businesses. 



As such, we strongly believe that maintaining the status quo would minimize any 
further disruption to the Shire’s economic recovery following the pandemic. Given the 
crucial role of STRA in supporting the local tourism sector during the depths of the 
pandemic, we urge your team to carefully consider the perspectives of online travel 
platforms in your assessment. 

Please find below our detailed comments and recommendations (following page) on 
the STRA proposal. We welcome any further opportunities to offer our inputs, 
whether through meetings or by participating in official consultations. 

If you have any questions or need clarification on our recommendations, please do 
not hesitate to contact me at  or at . 
Thank you. 

Yours sincerely, 

Chris Kerin 

Managing Director 

Asia Travel Technology Industry Association (ATTIA) 
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Asia Travel Technology Industry Association
51 Cove Drive #01-02, Singapore 098393

E: 
W: asiatraveltech.org

28th October 2022

To: Ms. Shannon Burt
Director of Sustainable Environment and Economy,
Byron Shire Council,

Mullumbimby 2482,
New South Wales

Subject: Concerns with STRA Planning Proposal (Limit Reduction from 180 to 90 Days)

Dear Ms. Burt,

Thank you for the opportunity to comment on Byron Shire Council’s short-term rental
accommodation (STRA) planning proposal. My name is Chris Kerin, the Managing Director at
the Asia Travel Technology Industry Association (ATTIA). ATTIA represents companies
operating in the travel and tourism sector in the Asia-Pacific region. Our Members include
Agoda, Airbnb, Booking.com, Expedia Group, Amadeus, Travelport and Skyscanner.

ATTIA has studied Byron Shire Council’s proposal to reduce unhosted STRA from 180-days to
90-days in most parts of the shire. Given the centrality of online travel platforms to this
proposal, we hope you will factor in ATTIA’s perspectives when finalizing the proposal.

We appreciate the Council’s initial attempts to balance demands on various fronts. For
instance, we recognize that STRA in ‘mapped precincts’ would not be limited under the
proposal. We also understand that the Council is under great pressure to ensure affordable
housing and rental availability for local workers.

However, we strongly believe that a 90-day unhosted STRA limit is unlikely to meet the
Council’s objectives in returning rentals to the housing market. It would instead open the door
to negative knock-on effects for STRA hosts, online travel platforms, and the Byron Shire
community at large:

● For hosts: It is unlikely that existing STRA rentals could serve appropriately as
affordable housing. Moreover, a 90-day limit would signal a crackdown on STRA which
could drive tourism dollars away.



● For platforms: This proposal would fragment the existing state-wide regulatory
framework which has been carefully deliberated - through an exhaustive process -
between the New South Wales (NSW) state government, local governments, travel
platforms, and community representatives. Consequently, this would burden platforms
with increased compliance costs and tasks.

● For guests: The proposal risks limiting the types of accommodation available for
travelers who may need to access short term rental accommodation; for instance
families with children or those traveling as a group, and who need amenities or the
flexibility that STRA provides for them. This is only likely to prompt potential visitors to
consider other destinations where STRA is more sustainably regulated.

Noting that Byron Bay is the home to numerous high-profile and well-attended events which
draw visitors from all over the country, it is vital to ensure that the Shire can draw upon short
term rental accommodation to meet demand for additional guests during peak periods.
Limiting supply of STRA only risks limiting the number of guests who will travel to the Byron
Shire to attend major events and spend in local businesses.

As such, we strongly believe that maintaining the status quo would minimize any further
disruption to the Shire’s economic recovery following the pandemic. Given the crucial role of
STRA in supporting the local tourism sector during the depths of the pandemic, we urge your
team to carefully consider the perspectives of online travel platforms in your assessment.

Please find below our detailed comments and recommendations (following page) on the
STRA proposal. We welcome any further opportunities to offer our inputs, whether through
meetings or by participating in official consultations.

If you have any questions or need clarification on our recommendations, please do not hesitate
to contact me at or at  Thank you.

Yours sincerely,

Chris Kerin
Managing Director
Asia Travel Technology Industry Association (ATTIA)
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ATTIA’s Recommendations & Comments

1.  Properties outside ‘mapped precincts’ are unlikely to constitute affordable housing.

● We recognize the Council’s sincere interest in addressing the long-term housing
affordability and availability needs of the Shire. However, unhosted STRA properties
outside ‘mapped precincts’ also tend to be located in priority tourism clusters, which
are unlikely to be affordable.

● The Council’s proposal seems to be based on the incorrect assumption that the short
term rental market is static. Hosts on STRA platforms may rent out their properties at
various times throughout the year – particularly during periods of peak demand. Even
those properties outside the mapped precinct for 365-night usage may still be a holiday
home, which is not going to be available for long-term tenants.

● Moreover, many STRA property owners would have incurred significant costs on
appropriate renovations, fixtures or furnishing for such properties. It would be unrealistic
to assume that they can be easily converted to affordable housing.

● We hence urge the Council to adopt a measured approach that does not seek to
‘squeeze’ STRA out from central parts of Byron township, which are of strategic
importance to the local tourism industry.

2.  The 90-day unhosted STRA limit would send a negative signal to tourists, and
potentially harm players in the local economy.

● By implementing the 90-day limit, available supply of tourist accommodation would
decrease in general outside of ‘mapped precincts’ - thereby driving up accommodation
costs in key tourism clusters throughout the Shire.

● Coupled with the increase in accommodation costs, the Council’s 90-day limit would
serve as a cautionary signal for tourists to ‘think twice’ before planning a holiday in
the Shire.

● This would hurt local businesses in all fields (e.g., restaurants, cafes, attractions),
while having no positive effect on the number of homes or their prices in the area.

● Coupled with the continuing lack of new housing construction in the region, suppressed
accommodation supply would only continue to raise accommodation rates, and pose a
long-term threat to tourism to the Shire.
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3. Underinvestment in affordable housing is the true root cause of the crisis.

● A sustainable, long-term solution to the Shire’s housing concerns would involve creating
and incentivising affordable housing. This could involve working with land owners,
financiers, and Non-Government Housing Providers to enable innovative means, such
as a community land trust, to build and rent affordable accommodation on private land.

● Australia has experienced decades of underinvestment in social and affordable
housing. According to the ‘Give Me Shelter’ report launched by the ‘Housing All
Australians’ campaign in June 2022, while the country’s population grew over 25% from
2001-2016, total stock of social housing fell by 2.5%. The proportion of social housing
relative to all dwellings has also fallen from 6% in 1996 to 4% today. Further delaying
assertive action on new affordable housing will only exacerbate the crisis.

● ‘Housing All Australians’ founder Robert Pradolin has also called out ongoing
scapegoating of the STRA industry, and that such finger-pointing would do little to
solve the long-seething housing crisis. Pradolin believes that initiative is needed at all
levels of government to carry out long-term strategies which put a downward pressure
on housing prices.

● Indeed, the “National Housing Accord” announced on 25th October 2022 in conjunction
with the Federal Budget 2022 is a testament to Canberra’s recognition that the dearth of
affordable housing poses an imminent economic threat. We urge your Council to
consider how it could leverage the Accord to meet the Federal Government’s goal of
delivering 10,000 new affordable homes from 2024-2029, while supporting new federal
initiatives such as the upcoming ‘Help to Buy’ scheme and Regional First Home Buyer
Guarantee.

4. Uncertainty remains around the proposal's anticipated economic and social impacts.

● Despite disagreeing to a significant extent with the original Economic Impact Analysis
(EIA) report conducted by Urbis, the Council has nonetheless selectively relied on
certain parts of the EIA report to make the case for the current 90-day proposal. This
is in spite of the fact that the EIA’s own recommendations are at odds with the current
proposal.

● ATTIA believes that a major change to the Shire’s STRA policy cannot alone be
justified by a selective reading of the EIA report and Dr. Peter Phibbs’s peer review. To
permit this would be to harm the legitimacy of the Council’s own decision-making
processes, and call into question the motives of the Council in pushing through the
proposal without further research into its likely economic and social impacts.
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● As such, we urge the Council to adopt a more robust methodological approach in
investigating the proposal’s estimated economic and social costs. In particular, the
‘path-dependency risk’ that a 90-day limit could create and the opportunity costs of
not addressing underinvestment in affordable housing could ultimately lead to greater
harm for the Byron Shire community at-large.

● Another key uncertainty relates to the accuracy of statistics on the true number of
unhosted STRA in the Shire. Specifically, the Council has previously cited the 2019
Urbis EIA statistics which put the figure at 5,250 properties. This appears to be wildly at
odds with the 1,136 unhosted properties registered in 2022 with NSW Fair Trading.

● This significant discrepancy warrants deeper examination to determine the veracity of
the situation on the ground. If the Council’s proposal is based on inaccurate data, it may
very well be formulating a solution that does little to address the housing shortage. At
worst, it could irrevocably harm the tourism ecosystem and Byron Shire economy.

5.  The 90-day unhosted limit could jeopardize coherent STRA regulation.

● The current NSW-wide framework for STRA is ultimately a form of co-regulation
between the state government, local communities, and online travel platforms. As such,
key details such as day limits have been the subject of discussion and mutual
compromises between all stakeholders involved.

● If implemented, a 90-day unhosted STRA limit would fragment the existing NSW STRA
regime, and interrupt the existing practice of co-regulation and deliberative policy
which takes into account industry concerns.

● Without a coherent state-wide STRA framework, platforms would likewise have to
fragment their operations and compliance processes - thereby affecting their ability to
serve as effective allies to policymakers in enabling regional economic growth. This
would especially be the case if shires in other parts of Australia unilaterally decided to
fragment their respective state STRA systems as well.

● As some of our members were directly involved in creating NSW’s current STRA
regime, any change to that status quo would gravely affect us, and our ability to serve
as effective conduits for tourism to the Shire and NSW in general.

● Rather than addressing the Shire’s housing woes with a heavy-handed limitation on
STRA, we instead invite your team to work more closely with industry to consider
alternatives to the 90-day unhosted STRA limit.

- End -
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Toni Collins 

STRAPP702 

The majority of homes in Shirley Lane are holiday let due to the proximity to beaches 
and town.  All of Shirley Lane back to the bike path must be in the 365-day group. 

Since 31/1/2022 the resale value of my property has been reduced due to 180 days 
non- hosted.  This current proposal if it goes through will reduce it further.  Devaluing 
by approx. 75.1% by reducing the number of days from 365 to 90 therefore Council 
Rates must be reduced by the same percentage and many owners will seek 
compensation for the devaluation of the resale value.   

Council is erroneously attempting to remove owner’s rights.  There must be a 
distinction made between houses not lived in by the owner and lived in by the owner.  
I don’t wish to be on someone else’s holiday and many tourists do not want to share 
with the owner.  Principle homes must not be included in the proposed restrictions 
nor should they be registered with the council 

Diversity of choice.  Tourists must have a wide variety of choices; these choices 
dictate price.  Most tourists don’t want to share with the owner.  Some tourists don’t 
want to stay close to town as it is cheaper further out.  These restrictions will hurt 
guests, local businesses and communities by reducing choice, availability, and 
affordability.  These restrictions will lead to Fewer family-appropriate accommodation 
options.  

Many people live in share homes in Byron Bay or move further out such as Ballina or 
Ocean Shores.  I don’t believe the said reason will be achieved.  It will more likely 
lead to higher prices for accommodation, less diversity of and for tourists and 
degrade Byron Bay to a similar ugliness of the Gold Coast, negating the reason 
Byron Bay is so popular. 

I enjoy being house proud and guests giving positive feedback.  I’ve been classed as 
a Super Host many times due to the proximity to beaches and town, presentation, 
communication and value and comfort for the guests.  All of my neighbours have my 
phone number and I am contactable at any time of the day or night to both my guests 
and neighbours.  I have also employed other people and companies. 
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My submission to council 

The majority of homes in Shirley Lane are holiday let due to the proximity to 
beaches and town.  All of Shirley Lane back to the bike path must be in the 
365-day group.

Since 31/1/2022 the resale value of my property has been reduced due to 180 
days non- hosted.  This current proposal if it goes through will reduce it further. 
Devaluing by approx. 75.1% by reducing the number of days from 365 to 90 
therefore Council Rates must be reduced by the same percentage and many owners 
will seek compensation for the devaluation of the resale value.  

Council is erroneously attempting to remove owner’s rights.  There must be a 
distinction made between houses not lived in by the owner and lived in by the owner.  
I don’t wish to be on someone else’s holiday and many tourists do not want to share 
with the owner.  Principle homes must not be included in the proposed 
restrictions nor should they be registered with the council 

Diversity of choice.  Tourists must have a wide variety of choices; these choices 
dictate price.  Most tourists don’t want to share with the owner.  Some tourists don’t 
want to stay close to town as it is cheaper further out.  These restrictions will hurt 
guests, local businesses and communities by reducing choice, availability, and 
affordability.  These restrictions will lead to Fewer family-appropriate 
accommodation options. 

Many people live in share homes in Byron Bay or move further out such as Ballina or 
Ocean Shores. I don’t believe the said reason will be achieved.  It will
more likely lead to higher prices for accommodation, less diversity of and for tourists 
and degrade Byron Bay to a similar ugliness of the Gold Coast, negating the reason 
Byron Bay is so popular. 

I enjoy being house proud and guests giving positive feedback.  I’ve been classed as 
a Super Host many times due to the proximity to beaches and town, 
presentation, communication and value and comfort for the guests.  All of my 
neighbours have my phone number and I am contactable at any time of the day or 
night to both my guests and neighbours.  I have also employed other people and 
companies. 

Toni Collins 



David Wallace 

STRAPP703 

I have been a resident and ratepayer of Byron Shire for 26 years.  

During this time I have observed the growth of STRA and the negative impact it has 
had on the community in residential zones. Ever negative impact that we see today, I 
predicted would happen over 15 years ago. My family's residential amenity from 
nearby holiday lets has been severely impacted. 

I am aware of all the pros and cons of creating 90day cap areas and 365day cap 
zones. I believe that the creation of these areas far outweigh any perceived negative 
effects. 

The Council proposed preferred 365day precincts needs a minor adjustment. These 
zones have been defined by Council as "tourist hotspots" where there are a large 
number of STRA. Both sides of Alcorn Street have been selected . On the eastern , 
or beachside, of Alcorn Street there are 73 dwellings. Only 22 of these are 
permanent STRA representing 30% of available dwellings. The western side cannot 
be defined as a "tourist hotspot" and should be excluded and made a 90 day cap 
zone. On the western side there are 120 dwellings with only 5 (4%) being permanent 
STRA.  

I suggest that Council take action to: 

1. prosecute those who have a PRD registration with the Dept of Planning when they 
don't have DA approval. I can supply details. 

2. prosecute those STRA that are listed on Airbnb and have stated that they are 
exempt from registration, where their online description indicate they should be 
registered 

3. prosecute the owners of STRA who are currently exceeding the 180day cap and 
lobby the Dept of Planning to have a register in place that actually will work for day 
caps 



Sandra Heilpern 

NA 

STRAPP704 

I support a 90 day limit for STRA across the shire except for those areas that are 
mapped for 365 days per year. These will be effectively tourist zones and the STRA 
owners should pay commercial Council rates. I have included several supporting files 
as the response agreeing or disagreeing with the day limits is far too simple for such 
a complex industry. In essence it is the economic benefits of an unregulated industry 
versus the well being of the residents.  It has been allowed to get out of hand, and 
restrictions of days per year will not fix it. 
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File 1  
  

1. Byron Shire has a problem.  
  
As described in Byron Shire Council’s own planning proposal 
  
STRA contributes to: 

‘Social and economic issues 
Dislocation of long term residents 
Upward pressure on house prices and rents 
Increased housing stress and homelessness 
Disruption of community 
A sense of isolation for remaining residents 
Harder for workers to live close to place of employment,  
Greater traffic 
Limiting the LGAs ability to attract and retain workers to the region 
Low residential rental market 
Further upward rent and price pressure attracting additional investors and leading to worsening 
affordability for renters and prospective purchasers’ 
  

Further we could add 
Increased Council rates to pay for additional infrastructure 
Loss of social capital as resident population is being replaced by tourist population 
Traffic blockages as the workers arrive at and depart from their homes in more affordable housing areas 
Expensive prices for restaurants, take-aways and essential goods  
Retail responding to tourist market demands 
Security and safety especially at night from alcohol intensive partying 
Noise especially outdoors, on verandahs and late at night. 
Constant turnover of strangers as neighbours 
Over-spilling garbage and extra cars in street, parked on verges, blocking driveways. 
STHA specific problems in townhouse and unit blocks re security and quasi hotel living. 

  
2.   STRA is big business.   
 

In 2017, one property owner in Byron Bay made $3.7 million from the 40 properties.  More than half of 
Byron’s "hosts" have multiple listings.https://www.vice.com/en/article/wjve7b/the-story-of-how-
airbnb-ruined-byron-bay. 

  
Byron Bay Accom is quoted as being a $4 M accommodation booking service with 81 short-term rentals, 
66 of which are currently listed via Airbnb.https://www.neighboursnotstrangers.com/single-
post/tomorrow-will-byron-bay-council-betray-its-residents-and-airbnb-s-ipo 
  
Council’s Planning Proposal contains the important information that STHA is now the dominant provider 
of tourist and visitor accommodation in the shire, with Airbnb and Stayz holding 35% of the housing 
stock for the whole LGA.  ‘This is the highest proportion of STHA in NSW by a considerable margin.’ 
  
One state agent has called the STHA industry a ‘cancer in our community’. 
  
In 2018 Professor Nicole Gurran from Sydney University wrote that ‘Byron exhibits the characteristics of 
a market that has been distorted by short herm holiday accommodation and that new housing supply is 
at high risk of conversion to short term holiday accommodation.’ 
  
In 2020 a study from Southern Cross University described the negative effects of STHA on motel and 
hotel businesses on what is an ‘unfair playing field’. 

  
Council’s consultant, Urbis, found that nearly half of the rental stock in the LGA was for short term 
rather than long term rental, and that study’s economic conclusions were unsupported by the peer 

https://www.northernstar.com.au/news/airbnb-host-makes-37-million-from-byron-rentals/3276120/
https://www.vice.com/en/article/wjve7b/the-story-of-how-airbnb-ruined-byron-bay
https://www.vice.com/en/article/wjve7b/the-story-of-how-airbnb-ruined-byron-bay
https://www.neighboursnotstrangers.com/single-post/tomorrow-will-byron-bay-council-betray-its-residents-and-airbnb-s-ipo
https://www.neighboursnotstrangers.com/single-post/tomorrow-will-byron-bay-council-betray-its-residents-and-airbnb-s-ipo


reviewer Prof. Peter Phibbs, Senior Research Fellow at Sydney University, who found that its 
recommendations were unreliable for five different reasons. 

 
While I am tempted to recommend 180 days per year in the tourist zones on the maps, the recent full 
page advertisements in the Echo do not give me much hope that these prime real estate gems are going 
to be easy to monitor. We might as well give them open slather and in return opt for 90 days for the 
rest of the shire. 

  
3.  Problems with BSC Planning proposal and why it won’t solve the problems 

  
The stated objective of the Planning Proposal is  

  
‘to mitigate the significant impacts of short-term rental accommodation on permanent rental housing 
supply, amenity, local character, and community, while still allowing for a diverse and sustainable 
base of tourist accommodation options to support the local economy.’ 

  
Council has been restricted to mitigate the impacts purely by varying the rental days per year and 
creating zones on maps for permitted days per year for STHA.  This addresses only part of the 
problem. 

   
While the State government has introduced a registration process designed to ensure that owners are 
renting out safe, compliant dwellings and that the owners are adhering to the Code of Conduct, 
compliance is based more on trust in the good will of the industry rather 
than monitoring.  Meanwhile, rates of registration statewide and from Byron Shire have been 
extremely disappointing.  This industry seems bent on self regulation, which, of course, has been part 
of the problem. 

  
There must be controls put in place for this industry, and sufficient funds to check compliance.  Even 
at 90 days per year, residents in the whole Shire will be subjected to unlimited numbers of 
neighbouring homes being let. Some are not problematic.  Some are. With any 90 days of the year 
available to the industry, residents will have some homes nearby with some of the STRA some of the 
time. There are in fact some areas in Byron Bay where the STRA properties by far outweigh the 
residential ones.  Remnant homes in a sea of holiday lets.  And as for the renters, they might get a 
home for a three month lease only to be turfed out for Christmas or Easter, a lucrative festival or a 
neighbouring state’s school holidays.  How can these STRA homes possibly provide renter 
security?  Do renters just move from one STRA to another in between their peak times for maximum 
economic return? Further as many of the STRA homes are owned by residents who run both a 
business and a holiday place for themselves and their friends, giving up STRA for long terms rental will 
not be an option.  No one interval between school holidays is long enough for even a three 
month lease.  And what use is a three month lease anyway for renters?  And what use is a high rental 
for a limited time to people who are in low paid jobs or unemployed? 

  
The economic implications of a 90 day limit are not clear.  An owner in the 90 day zone can receive, as 
an approximation, $900 per week long term rental for a 3 bedroom house in a reasonably high 
demand area, ie $46,000 pa and, as an approximation, can receive $450 per day for short term 
rental ie $40,500.  (Figures obtained from a local long term real estate agency.) Demand for STRA is 
very strong in Byron with reports of difficulty in obtaining bookings in school holidays and other peak 
times - an incentive to carry out the business of STRA.  There is a strong demand for long term rentals 
but not at the price that fits in with properties 3 bedroom houses at $900 per week.  There is 
anecdotal evidence that a 90 daylimit will encourage some home owners to holiday let to family and 
friends at mates’ rates and rent to return customers who can strike a deal with the owner rather than 
go through the booking services.  As they say ‘Who would know?’  Who indeed? There is also 
anecdotal feedback that 90 days would drive some owners out of the short term rental market.  The 
relative results of both these scenarios is guess work at this stage.   

  



There are other options, like density control eg number of STRA per ha, requiring the industry to 
provide advanced notice of which slots of time make up their 90 days and of course the option of zero 
sdays per year for areas which so far are not inundated with STRA or indeed for residential areas that 
are currently swamped by it. 

  
4. Recommendations 

  
• That, except for the tourist zones on the maps, STHA be restricted to 90 days per year.  
 
• That Council apply to the NSW government for: 

  
Changes to the LEP so that STRA residences with absent hosts, be approved by compliant 
development (with cost to the applicant), for designated 90 days (displayed on their website or 
booking form) and that the owners displays a plaque showing DA approval,  
  
For extra funds to monitor the industry for compliance. 
  

  
  
  
  
  
  
  
  
  
  
 



Angela Stuart 

Owner as per letter 

STRAPP705 

Owner at 22 By St Bryon Bay, property was purpose built in 1979 with an on site 
Manager, a 33 year operating precedent approved by the Byron shire. occupancy is 
strong 28 days plus a month, noise levels if any, managed from within, surrounded 
by businesses and short term rentals, small towns and suburban areas are not 
equipped to take this huge influx of people, roads have not been updated for entry 
into Byron from placed like Suffolk park and Brunswick Heads adaquate parking 
provisions has not been planned. Untenable knowing the investments people have 
made to secure rental property thinking that 365 days is permissible. 

Solution to take advantage of government incentive to build residential homes for 
ownership and rental. 

 

STRAPP705\3177652\BB Proposal.png [SCANNED, FILE SAFE]





Roderic Le Thanh 

STRAPP706 

My STRA is in Gordon St, part of the Byron Bay West map. 

There are other visitor accomodations within walking distance of my property already 
in the area such as the Arts Factory Lodge and Glen Villa Resort. I think it is unfair 
that I will be severely limited in how many days I can short term rent out my property. 

  

I feel that allowing my STRA to be rented out for at least 180 days will allow me to 
maintain the property at a good level so that not only my family can enjoy it but other 
families too. 

 



Evan Banfield 

STRAPP707 

There should be a 60 day cap across the shire to all properties. Our shire is dying 
and attracting Chains not diverse individuals having a go due to the influx of to many 
short term tourists . 



D Smith 

STRAPP708 

Please see objection letter attached. 
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SUBMISSION FOR STRA LEGISLATION IN THE BYRON SHIRE 
 
We are writing to you to object against the discriminatory planning policy proposal of 
reducing the number of days OUTSIDE THE MOST AFFLUENT AREAS IN THE BYRON SHIRE to 
90 days per year, on the following grounds: 
 
This proposal is unnecessarily discriminatory and does not properly or fairly balance the 
needs of the whole community.  It risks polarising the Shire even further, between rich and 
poor, haves and have nots, when other solutions – already considered, such as Option 1 
Base Case – i.e.: 180 days across the whole shire - would be fairer and more equitable. 

We believe it will have a negative impact on jobs, salaries and local businesses, as well as 
local families who have invested in the Shire in good faith based on the flourishing tourism 
industry here, who rely on this income to survive.   Cleaners, gardeners, concierges, 
property owners, artisans, shops, cafes, restaurants, property maintenance businesses, 
linen services, tourism operators, delivery people, landscapers, builders, tradespeople etc. 
all these people have founded their businesses based on the current tourist numbers and 
number of Airbnb properties – many of these people could be forced out of business as 
there won’t be enough work to go around.  Where will they work?  How will they survive? 

Imagine being told, after investing your life savings and years of hard work, that you can 
now only earn a living for 3 months per year - and good luck to you to survive.  This, just 
because you were not rich enough to afford to buy a beachfront property or a home in 
Wategos?   

How this is a fair policy to apply retrospectively, or in certain zones only?   How is it fair to 
reduce caps for many to 90 days and increase caps for the wealthy to 365 days?  If anything, 
it should only be applied only to new developments, or follow the state-wide policy. 

Furthermore, with a rapidly-changing landscape and after a very difficult couple of years for 
locals – COVID, border closures, floods etc. – Council should be aware that the current 
situation is very different from what it was, even a year ago, and certainly from when the 
policy was formulated.   

Council has not given the Shire the time to recover and see where things lie after the events 
of the last few years.  Since the floods, already (speaking from experience) tourist numbers 
have dropped significantly and housing prices have taken a swift dive, set to go even 
further.  Backpackers are coming back to the region looking for jobs in the tourism industry 
such as cleaning and property maintenance.  This is only going to get worse by 
implementing a policy that will lock many tourists out of our Shire.   

Why would Council want to put Byron Shire ratepayers at a disadvantage compared to other 
towns/states/territories?  Why do you think it’s fair to INCREASE the value of Wategos and 
beachfront properties, at the expense of everyone else who couldn’t afford to buy, stay or 
live in those most exclusive places?  Will rates be reassessed and reduced accordingly in 
areas outside the élite zones?  (They seemed to have gone up a lot recently based on 
Byron’s appeal as a tourist and sea-change town, which has been reversely affected by the 



recent floods).   Even those local homeowners and ratepayers who do not operate a STRA 
will have their property values adversely affected. 

Has Council considered how they are going to replace or create new jobs when businesses 
(including many STRA holiday rentals that are not in Wategos and exclusive zones) will have 
to close down and fire their staff?  When backpackers return and increase the worker pool, 
and drive down salaries and available jobs for locals?  Won’t this just exacerbate the 
problem?  Rents may be slightly cheaper, or at least more available, but will these people be 
able to afford to live in the Shire anyway?   We don’t believe this policy has been thought 
through adequately. 

We, as a local family, rely 100% on the income of short- (and long-) term rental from our 
investment property to sustain our family.  We operate a mix of both long- and short-term 
rental, changing and adapting as demand changes.  We came to this industry in desperation 
and out of necessity, given the lack of jobs and decent salaries in the Shire many years ago.  
We staked our life savings and risked everything to try to make a decent living to be able to 
afford to live here.  We work full time on the property, and operate kindly, respectfully and 
with great care for our neighbours and the community.  We employ many locals who will 
have to be let go if the 90 day caps are introduced.  If there were more jobs in the region, 
such as if Council were more open to allowing new businesses to start up easily in the area, 
or making the DA process easier, the situation may be different. 

During the first floods in February, we offered our homes for free for flood families, and 
hosted many families affected.  We also helped to contribute and coordinate donations and 
clean-up efforts, as almost everyone in the Shire did.  We are not rich, and we are not 
villains, we are just an ordinary young family who are trying to make a living.  We live, eat 
and shop locally.  We pay our rates every quarter, participate in community events, our 
children go to school here, and we feel that there is a swathe of people in the middle 
ground that have been totally overlooked in this process.  Our home, same as many others, 
also flooded in the second round of floods in March, and we have been living out of home 
for many months now, and were grateful to be able to survive on our rental income.  With 
this new policy proposal, not only do we face joblessness, as do our staff, we lose our 
capacity to live and work and spend our money in the Shire, and everything we have worked 
so hard to build.  We are not alone in this.   

We have lived in the Shire for nearly two decades and have seen its transition.  Whilst we 
are nostalgic about the transformation of our quiet, empty town into a generally thriving 
holiday destination (COVID and flooding aside), it used to make us sadder to see so many 
hardworking businesses close down each day, as was the case not so long ago.  Before 
Airbnb, accommodation in Byron was too expensive and scarce (for non-backpackers).   
Empty shopfronts and ‘closing down sales’ were par for the course!  Has this been 
forgotten?  It was devastating to see so many local small businesses go bust, families go 
bankrupt and lose everything.  Many businesses were not sustainable before the advent of 
short-term holiday letting.   



More recently, and thanks to STRA our town has been flourishing and there is a huge 
demand for workers, and salaries have grown substantially, more in line with the cost of 
living in the Shire.  We have seen the demand for cleaners and gardeners for example 
increase the rates from $15 to $55 per hour, which has a knock-on effect on hospitality and 
retail salaries, which used to be unfair and abysmal.  Shops and cafes now make enough to 
stay open, even through the quieter winter months.  The town is thriving, and a majority of 
our residents rely, either directly or indirectly, (whether they realise it or not), on tourist 
dollars to survive.   

With the scarcity of decent jobs in the region, (and certainly decent salaries), some families 
risked everything on the local property market to earn a living, and to keep up with the 
Byron economy and cost of living.  Many people used to complain that Byron Bay 
Woolworths was the most expensive supermarket in Australia!  This is not a complaint we 
hear anymore.  With higher salaries, everyone benefits, and the money has since been 
reinvested back into the local economy.  Across the board we have seen a huge increase in 
support for local businesses, jobs created for locals who are well paid and who, in turn, live 
locally and spend their money in the Shire.   

There are other ways to control the short-term holiday market, and penalise those who do 
not care about the community and are just looking to make a profit.  We, for example, take 
the peace and privacy of our neighbours very seriously, as we would if we were living next 
door.  We are very selective over who we rent the property to, preferring to miss out on 
very lucrative bookings rather than having a noisy group upset our neighbourhood.  We live 
within minutes of the property and go there ourselves in person if there are any issues.   

To ensure we respect our neighbours and community, we thoroughly vet all guests by 
phone before accepting a booking, and have strict (read: positively draconian) rules 
surrounding noise and disturbance to neighbours that all guests must sign as a condition of 
rental, with the threat of immediate eviction if we receive a noise complaint.  We are 
members of the HLO/Quiet Hotline and all our neighbours have our direct phone numbers 
which we respond to, day or night.  We are 100% self-managed and have a strict “no parties, 
no events” policy, and we decline more than 50% of bookings – e.g.: no hens, no bucks, no 
Schoolies, no groups of young people, no large birthdays etc.  We mainly cater to inter-
generational families who come to spend some quiet time together in Byron.   

Our guests are the type who spend a fortune in town, they eat out every day and they shop 
locally.  They wholeheartedly embrace the Byron culture and the local economy.  If the caps 
are implemented, the price of Airbnbs in the already affluent Wategos and beachfront 
properties within the proposed zones will increase, and only be able to cater to the ultra-
rich.   

Average-income families will find it too expensive to stay in the Shire and will go elsewhere 
to holiday and spend their money, where there are no restrictions.  This will polarise our 
town even further.  The local economy will suffer from the reduced tourist numbers.  There 
will be less jobs and salaries will go down quickly.  This will affect the whole community.  We 



could be looking again at the bad old days of a struggling town.  Yes, there may be more 
workers’ accommodation, but where are the jobs for them? 

Many of our guests have gone on to move to the Shire and become active members of the 
community.  Some came to stay to look for housing or stay whilst their homes in the Shire 
were being renovated.  All came with love for Byron and its community, culture and 
environment.  Saying that all Airbnb guests are “tearing apart the fabric of the community” 
is simply incorrect.  Some of the most awful, belligerent and anti-social people we have met 
in this area are permanent residents!  Take a quick look at the vitriol on the Byron 
Community Pages for ample evidence of this.  Byron’s reputation used to be that it was such 
a carefree, welcoming place, but more recently, tourists and guests have told us they feel 
less and less well-received by locals, and are seeking to go elsewhere.  This is very sad. 

The argument that Airbnb has caused a “sense of isolation for remaining residents in areas 
with high STRA concentrations who are surrounded by a transient population” is simply not 
justifiable - Byron has always had a transient population and attracted travellers from all 
over the world.  Long before Airbnb existed!  That in itself was always part of its charm and 
its true nature, and it’s not necessarily a bad thing.  People who don’t like living with a wide 
and ever-changing variety of people should perhaps not choose Byron (or any tourist town 
for that matter) as their place of residence.   

Byron’s economy needs tourists, and in higher numbers than those that were coming before 
Airbnb obviously, or we will be thrust back to the days of local businesses going bust and 
salaries at rock bottom.   

The idea that capping the number of STRA days to 90 in only certain areas of the Shire, we 
believe is not wise, nor a fair one, as has been outlined in the report commissioned by 
Council.  Trying to micro-regulate the short-term rental market could produce some 
undesired effects.  90 days could mean that some houses stay empty for 9 months of the 
year, and workers will be less in demand, so there will be less money in circulation in the 
local economy.  Or it could mean locals can take a 9-month rental and find themselves 
homeless at Christmas.  There will be a flurry of activity around Christmas/NY for jobs and 
housing, and then town may suffer again in the winter months.  Other planning proposals 
(such as those suggested below) may be more logical.  180 days across the board allows for 
more staggered flexibility.  Furthermore, if 90 day caps are introduced, those with extremely 
high mortgages, rates and bills (based on the previous values of their properties when 
purchased), may still not be able to rent out their properties for what is considered a 
‘affordable family rental rate’, unless running at a loss.  This will not help the rental market, 
it will just cause undue mortgage stress.   

Many, outside Wategos and beachfront, still have mortgages worth several million dollars 
(this is the reality of Byron Shire, it is a desirable area which attracts high demand), and 
many have spent more renovating on top of this in good faith, based on the premise of 
higher returns from STRA or a mix of long- and short-term rentals.  Are they now supposed 
to rent out these homes for $700 per week?   Whilst great news for renters, is that realistic?  
This could force some homeowners into bankruptcy and some may lose their homes.  These 



people will not be the ultra-rich - their beachfront and Wategos homes will be fine, thanks 
to this policy proposing 365 days per year of freedom to rent as they please - it will be more 
likely be the middle-ground local families who will suffer. 

Whilst we certainly feel for those who cannot afford to live in some parts of the Shire due to 
high rents, we also feel that it is Council’s responsibility, not certain select ratepayers, to 
provide adequate housing solutions, that are not to the detriment of those who have 
worked hard to pull themselves out of rental stress, and to create a living for their families.  
By implementing this unfair policy, instead of addressing the real issues, you are just shifting 
the stress from one group to another.   

The proposed policy is unfair and should not be applied retrospectively - new developments 
such as the new Harvest Estate represent an opportunity for the Shire and Council to cap or 
apply new STRA restrictions to create a permanent community for people to live in, without 
tourists, giving those who want to live in that type of environment the opportunity to live 
with only permanent residents, and not increase tourist numbers further. 

Please consider the other options, which you have already outlined in the planning proposal 
(almost any other option other than the most discriminatory Option 3) or consider the 
following (more fair and equitable) suggestions: 

- Higher rates for those who are renting out properties short-term, with funds used to 
address homelessness and housing – this may deter people who don’t want to do it 
seriously, and would add houses back to the long-term market 

- A nightly tourist tax (this should have been implemented years ago) with funds used 
to address homelessness and housing 

- A cap on new developments only, or prohibition of STRA in new developments, to 
allow people to make informed decisions about where they want to live and invest  

- Proof that the STRA is running professionally, is part of the Quiet Hotline, has rules 
and policies in place to respect neighbours etc. to allow higher nightly caps 

- A ‘vacancy tax’ for those who buy and leave houses empty – this idea has been 
floated already and is implemented in some other countries (eg. Canada) – with 
funds used to address housing and homelessness 

- A surcharge/higher rates for owners who do not live in the shire and/or are not self-
managed. (Those who are local and self-managed rely on this income to feed their 
families, those who don’t usually don’t need the money!) 

- If a cap is required, make it applicable Shire-wide, not just in certain zones, and make 
it at least 180 days and test the policy for a while to see if it addresses the problem. 

-  

POINTS: 

- Option 3 is a discriminatory policy: any policy should be implemented Shire-wide, or 
follow the state-wide policy, not just in certain areas which are already the most 
affluent  

- It will not only affect family incomes, but jobs and worker salaries, and property 
prices in the Shire too, compared to other tourist towns who do not have 



restrictions, which is also unfair on local property owners who have bought property 
at high prices based on its investment value – it changes the landscape 
retrospectively, and the flooding has already had a negative impact as it is. 

 

SUMMARY:  

 

Please reconsider this discriminatory policy and instead work out a series of strategies to 
manage the situation and balance the needs of the whole community more fairly, whilst 
also waiting to see what happens in a post-flood, post-COVID Byron before changing or 
implementing this policy. 

 

 



James Roberts 

STRAPP71 

The council’s proposed restrictions will cause incredible damage to the tourism 
economy in the area, and force the price of what accommodation remains up either 
further. It demonstrates weak understanding of the visitor economy l, the proposed 
zoning is woefully inefficient for the demand. As someone who has had many years 
experience with this issue in Cornwall Uk, what will happen based on the proposal is 
even more homes will lie empty for most of the year (held for private use) while the 
visitor economy slowly dies, creating a ghost town with less services. It will not have 
a dramatic return of multi-million dollar properties to the rental pool- owners dont 
want long term tenants in their holiday homes , hard facts but its the reality. Much of 
the lobbying on this issue is by ‘have nots’ who are jealous and completely 
misunderstand the reality 



Vaughan Connor 

STRAPP710 

 

See attached detailed written submission 
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22 October 2022 

 

Vaughan Connor 

  

KEW VIC 3101 

 

Mr Mark Arnold  

General Manager 

Byron Shire  

 

Mullumbimby NSW 2482 

 

Dear Mr Arnold, 

BYRON SHIRE PLANNING PROPOSAL 

SHORT TERM RENTAL ACCOMMODATION 

 

Introduction 

I write in response to the Council’s planning proposal to change the settings within the 

Byron Shire Local Environmental Plan related to Short Term Rental Accommodation (STRA) 

in Byron Shire. 

I have recently purchased a property in  in Byron Bay.  Purchasing the 

property was a significant decision, and part of my retirement.  I have been a regular visitor 

to Byron Shire from the mid-late 1980’s, spending up to a month each year in the area. 
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I have historical and current family connections to and interests in the region, including 

macadamia farming at Newrybar, community work in Bangalow, teaching in Ballina and 

social work in Lismore. 

Byron Shire is my family’s home away from home, and it will be home soon. 

I am also a town planner (and a Director of the large Melbourne based consultancy Contour 

Consultants).  I therefore ‘technically’ understand the proposal.  I have also done a lot of 

reading of various literature (including the background documents accompanying the 

exhibition of the proposal), met with community stakeholders, met with Council’s town 

planning department and I bring a professional perspective to the conversation. 

 

Submissions 

In short, whilst I understand the objectives of the proposal (i.e. to improve housing 

accessibility and housing affordability), in my opinion Council’s planning proposal will not 

deliver the outcome sought.  This is primarily due to the success of the proposal being 

dependent on dwellings currently used for STRA being returned to the local housing market 

and I don’t think that will be the case. 

Instead, and due to there being less short term rental stock available, it is in my opinion the 

Council’s planning proposal will shrink the tourist economy and therefore there will be 

negative consequences for the local economy and local jobs 

Regarding the exhibited material purporting to underpin Council’s proposal, and specifically 

the Urbis report and its recommendations, clearly the Council’s proposal differs 

significantly.  This is perplexing given the NSW Planning Ministers decision to delegate the 

final approval of the planning proposal to Byron Shire Council was in part based on Council 

concurrently exhibiting an Economic Impact Assessment (EIA), however the 

recommendations within the EIA are arguably being ignored. 

I accept that a peer review of the Urbis work has been prepared to assist with justifying the 

differences between their advice and Council’s proposal, and that peer review is critical of a 

perceived bias in the Urbis work favouring property owners. 
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In my submission, firstly the peer review work is not an EIA, and secondly, it is arguably bias 

in other ways 

A further consideration in-so-far as the Byron Shire housing market is the Covid 19 

pandemic.  It might be argued that the issues associated with the local housing market were 

being felt prior to the pandemic, however it is regularly argued by experts that the 

pandemic has distorted national housing markets, and how the housing market post 

pandemic settles is still to be seen. 

On that basis, is it premature to be implementing such significant changes, because the 

consequences of getting it wrong could be dramatic and far reaching.  This is particularly 

relevant when you consider the very different advice in the EIA and the peer review. 

Turning to the actual proposal whereby Council has identified a limited number of precincts 

where no STRA restrictions are proposed, and outside of these areas, a maximum of 90 days 

is proposed. 

In identifying the limited number of precincts where no restrictions are proposed, Council’s 

stated criteria is that these precincts include a high proportion of STRA properties, are close 

to the beach and close to the town centre where the majority of tourism focussed 

infrastructure is located i.e. hospitality venues. 

Curiously though, some of the Council identified precincts (i.e. Wategos and far west 

Belongil) are not close to town relative to other precincts. 

For example, the precinct on the south side of Shirley Street between Butler Street to the 

east and Kendall Street / Byron Street to the west has a high proportion of STRA properties, 

is close to the beach and is significantly closer to town. 

I would also argue that this precinct has a far more obvious ‘tourist character’ than some of 

the precincts identified by Council (and I will discuss this consideration later in my 

submission). 

In relation to the Council’s planning proposal, I also note how significantly the Council’s 

‘precinct planning’ varies from the Urbis recommendations.  More specifically the Urbis 

preference or recommendation compared to Council’s proposal identified larger precincts 

with less restrictions. 



4 | P a g e  
 

Regarding the precinct planning work, it is noteworthy that the letter from the NSW 

Planning Minister (The Hon. Anthony Roberts) to Council’s General Manager undated (Ref 

IRF/11482) that approved the Council proposal proceeding to public exhibition and 

delegating the final decision to Council. 

Please be advised that I remain concerned regarding the potential impact of this proposal on 

the local economy due to the findings of the EIA.  For this reason, I have conditioned the 

Gateway so that Council delegation to make the plan can only be used provided the proposal 

is not at any time amended to reduce non-hosted short-term rental accommodation periods 

on any land to less than 90 days. 

I would also encourage Council to consider amending the proposal to expand the areas 

where non-hosted short-term rental accommodation can occur unrestricted 365 days per 

year, as discussed in the EIA, to limit any adverse economic impacts. 

The second paragraph noted above clearly encourages additional areas being included in 

‘unrestricted’ precincts to limit economic impacts, and in my submission, this should be 

regarded as a condition attached to the Ministerial decision. 

Whilst my substantive submission on the merits of Council’s planning proposal is set out 

above, and I oppose it, in order not to contravene the Minister’s advice, it is paramount and 

incumbent on Council to fully consider the expansion of unrestricted areas. 

The second part of my submission focuses on the precinct on the south side of Shirley Street 

(already referred to earlier) being an obvious and logical inclusion as an unrestricted area, 

and one that would be consistent with proper and orderly planning. 

The proposed change to the ‘unrestricted’ boundary is illustrated in Figure 1 below. 
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Figure 1 – Proposed Unrestricted Area Boundary Adjustment – Byron Bay West 
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Interestingly in relation to boundary adjustments, the Urbis report at Page 70 also notes: 

Industry has self-interests but the demand for property located outside the Council-defined 

STRA Precincts by visitors needs to be considered.  Often the type of property is the driver 

rather than the location itself, so some visitors choose house over location (industry).  

Therefore, they go to areas that offer them the experience they want and that could be in a 

property an owner has developed to a high standard which happens to be in an area more 

residential.  Byron Bay town centre is not the preferred location for all visitors regardless of 

whether there is a concentration of Airbnb listings. 

and 

In the area identified as Byron Bay West predominately around Belongil Beach, industry is 

perplexed as to the arbitrary line along Shirley Street.  There are reportedly a lot of 

properties close to the south side of Shirley Street (outside Council-defined STRA Precincts) 

operating as STRA (industry). 

“The southern side of Shirley Street has a tourist feel but is slightly different as used by 

families in houses not apartments”. Property Manager 

The purpose of highlighting this part of the Urbis report is that I am not alone in suggesting 

an expansion of the Byron Bay West unrestricted precinct to the south is warranted. 

Turning to why the precinct south of Shirley Street is an obvious and logical inclusion, it is 

the existing character and amenity. 

Expanding on this, Ewingsdale Road / Shirley Street is the main road entry into Byron Bay, 

and the avenue of the Norfolk Island Pines visually ‘stitch’ together the two sides of Shirley 

Street as one. 

That said, there are other layers to the character and amenity of the south side of Shirley 

Street that add further ‘planning weight’ to its inclusion in the unrestricted area. 
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More specifically, I refer to the following contributing elements. 

• Part of the precinct is within the town centre as defined by the 2016 Byron Bay 

Masterplan; 

• The area is easily defined and is ‘self contained’, and as a result any perceived 

character or amenity impacts do not have knock on implications for restricted 

precincts; 

• The built form character exhibits a medium density and tourism aesthetic, and this is 

illustrated in the pictorial survey included at Appendix 1; 

• The existence of a part commercial character influenced by the service station on the 

south east corner of Kendal Street / Byron Street and Shirley Street, medical related 

uses, the former hospital site and the police station; 

• Within this mixed built form and land use character, as already noted earlier there 

are a high number of STRA properties; 

• Individual buildings within the built form character that exhibit a tourism aesthetic 

and layouts suited to short term holiday accommodation; 

• Signage throughout the precinct; and 

• The traffic volumes and overflow of parking associated with the proximity to the 

beach, proximity to town and proximity to Butler Street Reserve where the Byron 

Bay markets are held. 

It is also noteworthy that south of Shirley Street there are some large sites that are currently 

under-utilised, and given the emerging character referred to, the sites are ripe for sensitive 

redevelopment that would add to the short term holiday rental building stock that when 

developed would contribute to the economic and employment base of Byron Bay.  

Redevelopment would also ensure that flood risks would be managed in any 

redevelopment, and this would deliver another positive planning outcome. 
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In addition to the proximity, character and amenity justifications, a review of the 2020 

Byron Shire Housing Strategy notes (consistent with the observations I’ve made about 

redevelopment opportunities in the precinct) that the area south of Shirley Street would be 

a candidate for infill development, and in fact sites that have the potential for an increase in 

density are identified. 

I have also reviewed the draft Byron Shire Sustainable Visitation Strategy, and a key theme 

within the document is the preference for ‘low impact tourism’. 

In my submission, it is families that will be an important contributor to achieving this 

outcome and accommodating families therefore has to be a paramount consideration. 

Having regard to the low-impact tourism objective, and cross-referencing this against the 

proposed mapping of the unrestricted precincts reveals a disconnect. 

Families often want more space than typically provided for in motels, residential hotels, 

serviced apartments and the like, and therefore ‘STRA houses’ are an important resource.  It 

is also important to ensure that relatively affordable accommodation is regularly available, 

and it is difficult to understand or accept that the waterfront / waterview properties of 

Wategos and Belongil will fullfil this role. 

In response, it is my strong submission that the precinct south of Shirley Street provides an 

opportunity to fulfill this role by providing additional housing stock for families to support 

Council’s low-impact tourism objective. 

  



9 | P a g e  
 

 

Summary 

In summary, my professional and personal submission is: 

• Procedurally I am challenged by the Council’s planning proposal being so different to 

the expert advice commissioned by Council and the State government; 

• There is considerable doubt regarding the merits of Council’s planning proposal 

delivering on housing accessibility and housing affordability objectives; 

• The consequences of getting it wrong would be dramatic, and would have potentially 

severe implications for the Shire’s economic and employment base; 

• At the very least, and consistent with the ‘encouragement’ in the NSW Planning 

Minister’s advice to Council, the unrestricted areas should be expanded; 

• The most obvious candidate precinct for expansion is the area south of Shirley Street 

as illustrated in Figure 1 

• Additional unrestricted STRA houses will continue to be important in realising 

Council’s low-impact tourism objective. 

I thank Council for providing the opportunity to participate in the process and prepare this 

submission for consideration, and given my somewhat unique circumstances as being a 

property owner, a future resident and a qualified town planner with considerable 

experience (approx. 30 years), I would welcome the opportunity to discuss this submission 

with Council offices and Councillors. 

Yours Sincerely, 

Vaughan Connor 

BTP UNSW PIA 
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Appendix 1 

  

Figure 2: Figure 3: 

Figure 4: Figure 5: 
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Figure 6: Figure 7: 

Figure 8: Figure 9: 
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Figure 10: Figure 11: 

Figure 12: Figure 13: 
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Figure 14: Figure 15: 

Figure 16: 



Michele and Douglas Nolland 

STRAPP711 

All options considered in the EIA are dependent on the how the STRAs are going to 
be regulated and then enforced.  

Already there appear to be loopholes in the objectives of the STRA proposal. For 
example- some STRA businesses are saying that 3 weeks' continuous holiday letting 
does not count in the 90 days total.   

How many properties can share a 'host'/caretaker? Some STRA businesses are 
signing to larger agencies and using them as their 'host', even though they do not live 
on the property. 

Or, as in another real example, an STRA business in an outside mapped precinct 
has used an onsite studio as a 'host' abode and rents the house on that property full 
time. That person also 'hosts' the house next door on a different property. The host 
does not do anything unless the police have been called. (The management did 
nothing recently, until he had complaints from six neighbours- that is too many 
people affected who have to go to work or school the next day.)  

STRA is still not appropriate in residential areas because they cause too much 
disruption- too many cars, buses, parties, inconvenience from inconsiderate holiday 
makers on a different time schedule to residents trying to work and live peacefully in 
their neighbourhood.  

Another real example- three new 4 bedroom/5 bathroom/double garage houses built 
nearby at maximum floor space ratio- they converted the garage spaces into extra 
living spaces, and therefore there is now NO onsite parking for those three houses, 
they are over their floor space ratio and their airbnb profile claims "free parking in the 
street", in a 4 hour parking zone. No car has ever been in the three double garages. 
Meanwhile, full time residents have to apply for on street parking for their own family 
and visitors to park in front of their own house for more that 4 hours, and only get one 
car allowance.  

The four 365 day precincts seem too extensive, particularly in Brunswick Heads as in 
everything east of the old highway.  

WE SUPPORT THE 90 CAP IN "OUTSIDE THE MAPPED PRECINCTS' AREAS, 
FOR THE BENEFIT OF LIVING AND WORKING CLOSE TO AMENITIES, AND FOR 
LESS ISOLATION FOR REMAINING RESIDENTS.  

WE DO REMAIN CONCERNED ABOUT HOW IT CAN BE IMPLEMENTED, 
MONITORED AND ULTIMATELY ENFORCED. 

Thank you for the opportunity to voice our (abridged) opinions. 



Tim McGuigan 

STRAPP712 

I wish to voice my whole hearted support for the 90 cap as proposed. I am both a 
resident of Byron Bay and a small business owner in the bay. The proposal is both 
fair and reasonable. The problems that STRA bring to Byron and other cities around 
the world are self evident and well known. The lack of long term housing in the shire 
has been supercharged by Covid and recent floods. The Byron shire is first and 
foremost a community NOT a commodity .  I don't know of anyone who lives here, 
other than those who profit directly from multiple house ownership , who don't think 
its a fair balance between tourism (and the businesses it supports ) and providing a 
reasonable level of rental accomodation for residents. 



Melissa Burgess 

Byron Retreat 

STRAPP713 

Attached is my submission relating to this proposal. 
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STRA Planning Proposal Submission 
 
We currently own and run holiday accommodation in Ewingsdale. We have been operating for 
over 20 years and pre-date Airbnb and most of the other booking platforms. 
 
We are a large property on 6000 m2 and attract mainly families who are looking for affordable 
and spacious family-friendly accommodation, with many of our guests returning year after year 
for their annual holidays.  
 
We pride ourselves on running a professional business. Every booking is handled personally, we 
are respectful of our neighbours and don’t take schoolies, weddings, parties or events. 
 
ALL our rental income goes back into the property for repairs, maintenance or improvements and 
we employ numerous local staff and businesses, including: 
 
- a property manager 
- cleaners 
- gardeners 
- linen hire service 
- electrician 
- plumber 
- septic / wastewater maintenance 
- bin service 
- roof repairs 
- builder 
- carpenters 
- local food, tea and coffee suppliers 
- mobile massage therapists 
- pool service 
 
A 90-day cap will severely restrict our ability to continue to support and employ many of the 
above businesses for the 275 days of the year that our property will be closed, so in turn this 
decision will negatively impact those local businesses. 
 
A 90-day cap will also not return our property to the long-term rental market. We travel to Byron 
Bay regularly for family holidays and maintenance visits so apart from friends and family it will sit 
empty for most of the year, as I imagine will many of the other properties out of the mapped 
zones. 
 
Allowing select areas of the Byron Shire to operate for 365 days per year, while killing other 
businesses with a 90-day cap, is discriminatory, rewarding those who own a second home in more 
expensive areas with unrestricted trading, while effectively putting everyone else out of business. 
 
And as the mapped areas are all located in water or beachfront locations, most of the short-term 
letting will also be more expensive, restricting visitors to only those who can afford the beachfront 
tariffs. This proposal will also unfairly discriminate against visitors by significantly reducing the 
range of affordable accommodation options, especially for families.  
 



Our experience is that most families want to be self-contained and don’t feel comfortable 
choosing hosted accommodation and sharing their holiday house with someone they don’t know. 
Or they have very young children and like the privacy that having their own space entails. 
 
We understand that Byron Bay is in the grip of a very real housing and rental crisis that needs 
solutions, but we sincerely believe that capping holiday letting will not solve this issue. Having the 
option to trade for up to 90 days means that these homes will still not be available for long-term 
rental. 
 
We believe that holiday letting needs to be looked at on a case-by-case basis, as it seems highly 
unfair to lump a semi-rural property like ours in with homes located in more densely packed 
neighbourhoods. 
 
Our business has been a labour of love since we first opened back in 2002 and it has given us real 
joy that we have been able to share our space with over a thousand visitors and travellers in that 
time. We urge Byron Council to reconsider the 90-day vs 365-day cap and work together with 
hosts to find a better way to manage the STRA policies. 
 
 
 
 
 



Bryan Raphael 

STRAPP714 

I am against rhe 365 day STRA proposal for a number of reasons contained in the 
attachment. 
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7Submission into the proposed 365 day per year STRA area in Alcorn Street Suffolk Park  

This document contains a number of points in relation to my objection to the proposed 365 day per year 

short term rental accommodation proposal for Alcorn Street Suffolk Park. The points are not in any 

order of importance. All points are equally important.  

 

1. I have lived at   for 47 years and during that time have seen many changes- 

short term rental accommodation, and its affects, is the worst and most significant.  

2. Reasons for choosing Alcorn Street seem to be completely arbitrary. Furthermore properties to 

the south of the caravan park are not included - this appears to be completely incongruous. 

3. The 365D STRA precincts appear to be a trade-off for moving from 180 to 90 days in other areas. 

In other words residents in Alcorn Street (and the other 365D precincts) will bear the burden of 

the STRA industry.  This is grossly inequitable.  

4. Property values for neighbours of 365D STRAs will fall as new residents will not want to 

purchase next door to STRA properties. 

5. STRA renters are less interested in the environment and especially the dune front which has 

suffered incredible erosion over the last 6 to 10 months. They are also less caring of the fauna 

which resides in the dune between the beach and Alcorn Street.  

6. The commercial nature of 365D STRAs should imply a commercial rating of the properties.  

7. STRA renters frequently have 4-5 vehicles at the property (I have witnessed 13 at a neighbouring 

property). Increased vehicle volumes put increasing pressure on ingress to and egress from 

Suffolk Park. The Park Hotel corner is becoming an increasingly busy and dangerous intersection 

and this proposal would further exacerbate the problem.  

8. Alcorn Street has no footpaths causing pedestrians to use the road for movement thus competing 

with road traffic, including buses. With increased traffic and parking from 365D STRAs, pedestrians, 

and especially mothers with prams and young  children, will be increasingly at risk. 

9. STRA renters tend to be noisy from late afternoon to early morning. Requests for adherence to rules 

are often met with significant verbal abuse and complaint handling procedures are inadequate and 

inappropriate  (see later). 

10. Loss of permanent residents affects community cohesiveness in many ways including, but not 

limited to, volunteers for the local fire brigade and members for dune care. 

11. STRA properties tend to be those that hold more people than the average family (eg 6 

bedrooms) thus putting additional strain on infrastructure assets for which STRA properties are 

not required to contribute.  

12. Compliance with the rules has always been an issue but has been somewhat mitigated with the 

introduction of the Noisy Neighbour program. All STRA properties should be required to be part 

of that program.  

13. The NSW Fair Trading Code of Conduct for the STRA industry is deficient in relation to the 

industry’s affect on neighbours of STRA properties.  In particular: 

a. Section 2.4.4 requires that a host be available in ordinary hours (0800 – 1700) to 

manage  neighbourhood complaints. Most complaints relate to activities that occur 

outside ordinary hours and thus no resolution of the problem can be achieved in a 

timely manner; 



b. Section 2.5.2 relates to the Obligations to Neighbours but does not address what 

neighbours can do when the renters do not adhere to their obligations; 

c. Section 3 relates to the process regarding complaints . However the process is 

inefficient and in the case of noise related contraventions will do nothing for neighbours 

in a timely manner . 

14. Council’s STRA site in relation to holiday letting problems has a process that is also completely 

inadequate and more importantly not timely . 

15. Councils “planning proposal option 3” is about delivering “27% increase in long term rental and 

owner occupied dwellings”. 

a. Loss of permanent rental housing will only be helped by no STRA since even a 90D STRA 

will not necessarily give rise to additional long term rental stock; 

b. For investment reasons there will be a tendency for 90D STRAs to not comply after 

being reduced from 180D, 

16. Council’s rationale for determining 365D precincts is fallacious because while Alcorn Street is 

closest to the beach it is further from services thus necessitating vehicle travel. 

I am vehemently opposed to Council’s proposal for 365D STRAs in general and in particular in Alcorn 

Street. 

I request an opportunity to address Council at its meeting when it discusses this matter. 

 

Bryan Raphael  

   

Suffolk Park  

 



melanie trevor-jones 

Belongil Creek Farm 

STRAPP715 

I would like to explain our relationship with holiday letting and ask for a widening of 
the areas where letting will be taken part. 

We are fourth generation farmers and have have recently began holiday letting our 
deceased grandmothers old house, which sits on the escarpment overlooking the 
Bay. 

Having relied on farming for our primary income we began to holiday let our house as 
a way to start exploring other ways we can make a more passive income which will 
allow us to keep farming and keep the land in our family.   This situation also allows 
us to have access to the house so we ourselves are able to do the repairs and keep 
up with the maintenance, which is much more affordable.  We are very involved,  
chop the wood for the fireplace, liaise with the cleaners and buy what ever is needed 
and take care of the property.  We don't live on the same block but on the adjacent 
one, the railway line runs through the middle. 

The house has a panoramic view over the lighthouse - down to the south beaches 
and up towards the Gold Coast.  It has a high tourist appeal.  The heritage of the 
house and the history of the farm and the land use also has a high tourist appeal 
which people often pass comment on that they very much appreciate.   

Farming in one of the most fertile areas of Australia is a big part of the local history 
and something to be supported.  The multi generational family farm below us has 
been Air bnbing one of  their cottages for quite a long time and I know its a really 
important part of their income.  They don't have big views but they have a long 
farming history and a deep connection to their land and these sorts of passive 
incomes are really important in keeping the cogs turning and  so farms can afford 
their bills. I would ask that there is some consideration given to farming families, 
especially multigenerational as not only does it provide this unique opportunity, 
farmers won't be buying more farmland, it is too expensive, we have to make the 
most with what we have.   

Following on from this not everyone wants to stay at the beach.  These farm houses 
are a chance  to experience the beautiful hinterland, farming culture and  appreciate 
the history of  the land use through out the region.  People come to our hinterland for 
a more rural, in nature experience. We have had a group with a severely disabled 
man and a first time mother staying who said how much they appreciated the 
seclusion.  If you live in the city its a lovely opportunity to escape and come 
somewhere quiet, away from people, we need to also provide these options. 

Thank you so much for your consideration. 



Rick Slater 

Destination Byron 

STRAPP716 

Submitted by me, joint secretary of Destination Byron. Submission signed by Peter 
Wotton, President of Destination Byron. 
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SUBMISSION FROM DESTINATION BYRON Inc                                      29 October 2022. 
 
Destination Byron is a local group representing the tourism industry who has goals of 
collaborating on all matters Byron visitor economy related. We currently have over 600 
members and a strong Board all of whom have experience for many years in the Byron 
tourism sector. 
 
We feel we are in a strong position to comment on the 90 day cap proposal on Short term 
holiday rentals. 
 
We understand that the intent of Council is to discourage landlords from renting out their 
homes and thereby hoping that the landlords will then turn their properties over to long 
term renters. 
 
Urbis recommendation: 
The Council and the State Government jointly commissioned Urbis to undertake a study into 
the effect of such a restriction. Urbis presented a report to Council recommending 180 day 
cap rather than a 90 day cap. It is difficult to see how the Council can ignore independent 
study that it commissioned? 
 
What evidence does Council have that homes will be tipped back into the long term rental 
market as a result of this restriction? The Urbis report contained details of a comprehensive 
survey of Byron landlords and conclude that based on their stated intentions : 
 
“The impact of increase of more properties available for long term rent is negligible.” 
 
“Under the 90 day cap, the potential for positive improvements to the supply of houses for 
local residents does not look promising” 
 (Page 73 Urbis report) 
 
Discrepancy in Numbers 
 
There seems to be a huge discrepancy in numbers of STRA’s being relied on to make this 
decision. 
 
URBIS, using airDNA data conclude there are 5,248 non-hosted STRA's in their Nov '21 
report. 
 
On 11 Oct '22, airDNA reports 1,978 non-hosted STRA's  





Brooke Crowle 

STRAPP717 

I would like to commend and support Byron Shire Council for regulating STRA. I fully 
support the 90 cap as proposed.  I live and run a business in Byron Bay and know 
many people who are newbies and long-term residents who feel this change is 
urgent and necessary. Communities around the world are clamping down on Airbnb 
and short-term letting; the problems it brings are well documented- particularly higher 
rents, less housing availability and affordability.  

The problems are worse here because of Covid and the recent floods. There will be 
no one to work in tourism if this isn’t fixed. I’m at outraged that houses that used to 
be available to rent have tripled in price for long-term rentals, but also tripled in price 
for holidays makers. It’s greed that will KILL BYRON not STRA.  

 



william payne 

ardill payne and partners 

STRAPP718 

There is a good study of the negative impacts on housing affordability by the AB',s 
Alan Koehler. He found that STRA is one of the major contributors to making housing 
unaffordable to the average worker. House prices are forced up as values are 
determined via capitalized income.  Hence more money diverted to unproductive 
investments. Australia already diverts to much money to real estate and the STRA 
disease just adds to this burgeoning negative economic impact on Australia. 

On top of this is the destruction of community as the town you lived in becomes a 
resort or vehicle  for an IT giant scamming 15% of your income for no equitable 
return, People leave and the town is a shell. 



Doug Luke 

Victims Of Holiday Letting 

STRAPP719 

See attached Word Doc. 
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Submission to Byron Shire’s short-term rental accommodation (STRA) Planning Proposal 

 

Victims of Holiday Letting (VOHL) support Byron Council’s planning proposal to have a cap of 90 days for 
STRA in certain areas of Byron Shire. We would like to suggest a number of improvements to Council’s 
prescribed 365-day precincts. 

In our view, the proposal will not result in a shortage of tourist accommodation at all as the 
exempt precincts will increase bed night availability and “hosted” STRAs are not impacted by the 
policy at all.  

VOHL agrees with the Urbis Report conclusion, and the Phibbs peer review of this report, that 
there will be minimal impact on employment and economic returns for those currently involved 
in the STRA industry by creating 90-day areas. These areas predominantly occur in residential 
zones, where the vast majority of  inhabitants are permanent residents. We strongly agree with 
the conclusion that the proposal will inevitably result in an increase in dwellings, currently being 
short term let, being returned to the permanent rental market. 

VOHL agrees that there should be precincts in so called “tourist hotspots”. We are recommending 
that the cap size be reduced from 365 to 180 days for the following reasons: 

1. The current cap is 180 days in all of Byron Shire. The campaign by STRA owners 
represented by the Byron Deserves Better group appears that they also prefer 180 days in 
these proposed precincts. 

2. These precincts contain a considerable number of permanent residents. The Council 
Report for the submission does not provide any information about the current number of 
STRA compared to total dwellings for each proposed precinct to justify selection as a 
precinct. 

3. The Ministerial Directive dated 15 February 2019 does not specify that precincts had to be 
365 days. 

4. The selection of 365-day precincts was seen as an appeasement to the Department of 
Planning to help Council obtain a favorable Gateway Determination. 

5. Anecdotal evidence supports the theory that the majority of STRA in these precincts are 
currently let for less than 180 days a year. This may increase with establishment of 
precincts. 

VOHL recommends that the boundary of the Suffolk Park proposed precinct be adjusted. The 
western side of Alcorn Street cannot be regarded as a tourist hotspot. There are 120 dwellings on 
this western side and only 5 permanent STRA. This represents 4% of dwellings. On the eastern, or 
beachside, of Alcorn St there are 73 dwellings and 22 permanent STRA. This represents 30% of 
dwellings. In addition, any noise disturbance by guests would usually be directed towards the 
sand dunes resulting in minimal disturbance to neighbours.  



There is evidence of owners/managers of STRA flouting the regulations and exceeding the current 
180-day cap. It can be surmised that the DPIE is not monitoring the STRA  register, or the STRA 
booking engines are not entering booking dates for each guest stay on the register. In addition, 
the DPIE legal department is not prosecuting those STRA that are not registered or falsely claim 
that they are exempt. 

We request that Council lobby the DPIE to take action to rectify these two illegal situations. 

 

Doug Luke  

Coordinator VOHL 

 

 

. 



Karen Toupin 

STRAPP72 

I am opposed to 90 day limits within the CBD. Many of the homes within the CBD 
have been holiday rented for years. This change will impact the owners, the hosts, 
the cleaners, etc. If these houses become available for long term rentals, they will be 
over $1500 per week which is not "affordable housing " 



stephen draper 

STRAPP720 

Hello, 

A 90 day max STHR cap is required as this open slather STHR has a seriously 
negative effect on community. Rental displacement for families as rents soar, no 
local employees for small biz, at risk people entering the homelessness cycle & then 
job losses from homelessness etc... etc... 



Fiona Chapman 

STRAPP721 

The proposed areas for fulltime holiday letting are too large and too many and will 
continue to cause strain on local families, residents and businesses. Too many long 
term families and residents are being forced to leave the area due to lack of housing 
and affordability. Why are we allowing this to happen to our community? My mother 
built her home here in 1976 and grew up our family. She recently lost her place of 
residence in the floods and has no permanent home in the area. She is moving 
around between friends and family. It's terrible to watch. She contributed so much to 
this community. Volunteered for many organizations and built community halls. She 
is now in a position where she cannot find a home to rent. We need our homes for 
our community and for families and for school children. The are needs for fulltime 
holiday letting should be greatly reduced to a quarter of the size or less and should 
not be in residential areas. We do not need to be doing this. It benefits no one long 
term and is just to make money for a few at the expense of so many. 



paula piccolo 

STRAPP722 

Byron Is a tourist town and the plan is to remove 80% of the accommodation for all 
these tourists which brings in revenue for the town in a number of ways. 

Lets just say if the current houses that are not in the designated STRA areas turn 
their homes over to long term rentals, the weekly rent will be unaffordable for all the 
displaced people in this town.  These home owners have bought their home at a 
premium price and done renovations that would increase their debt and having in 
mind to pay off with the thought of short term rental prices.  The rents would be in 
excess of $2,000 per week.  How will this help the rental crisis in this town.  Byron is 
slowly turning into a very high end location and its not solely due to the short term 
rentals but all the new developments from the people from Sydney etc.  90% of 
tourists wish to stay close to town and there wouldn't be very many properties left in 
town for people to stay with this new plan in place.  Everybody will go to Noosa 
where there are no restrictions which will have an affect on employment for the locals 
and local business which are already being pushed out by the high rollers and 
developers who can afford the high rents. 

There is a housing crisis all over Australia and no where else are introducing this 90 
days cap for STRA and its happening in a tourist town.  How does this make sense!  
Perhaps extend the STRA area so Byron town can remain a place for people to stay 
when they come to visit and leave the external areas more restricted. 

What's the ;point of developing all these buildings when there will be less places 
available in the town for people to stay. 

This will have a major affect on the tourist industry and it will not help the housing 
crisis at all.  I know 7 owners who will not turn their property over to long term.  There 
will be a high volume of 6-9 month leases which will not help this issue at all.Please 
rethink this. 



Dailan Pugh 

STRAPP723 

I object to holiday letting in residential zones due to problems with rowdy visitors, loss 
of long-term residents, disrespecting of natural places, and poor recycling. 



Tim Hochgrebe 

 

STRAPP724 

For over 20 years we have been running registered B&B accommodation in the 
Byron Shire and pay business rates. Our compliance cost to have a business in a 
residential area have been very significant. Allowing others to simply operate the 
same businesses without approval is unfair. Our requests for amending our rates to 
non-business rates have been rejected, however AirBnb and similar STRA properties 
are simply ignored in regards to compliance. No parking requirements, no disabled 
access no chance for neighbours to have their say.  

The 90 day maximum proposed here is too little too late, but at least a first step to 
levelling the playing field. Our worries are whether council will be every able to 
enforce, control or manage this or whether the STRA lobby will continue to 'do their 
thing' like they have for the last few decades and simply ignore this continue with 
business as usual.  

STRA is destroying our town and precluding residents from finding rental 
accommodation. This leads to businesses unable to find employees, inflation in 
rental and all other prices in town. The effects of this are massive. 

It is time to reign in this illegal activity, enforce the new rules as soon as possible and 
bring back some sanity to our town. 

Regards 

Tim Hochgrebe 



Margot Wright 

Local resident 

STRAPP725 

As a local extremely against long term 

 rentals blocking the workers of this town finding accomodation, noise levels in 
residential areas, rubbish in streets, byron is a fragmenting community once loved for 
its local community spirit. 



Stephen Judd 

STRAPP726 

Thank you for the invitation to comment on a Planning Proposal to change the rules 
for non-hosted short-term rental accommodation in the Byron Shire. 

I am pleased that your letter indicated that the objective of this proposed change is 
“to mitigate the significant impacts of STRA on permanent rental housing supply, 
amenity, local character and community”. 

To allow 365-day non-hosted STRA in Cavvanbah Street, from Dryden Street in the 
east to Kendall Street in the west, will confound the stated objectives of this proposal.     

Currently this section enjoys community with permanent renters and owners alike.  
This enhances the amenity not simply for those who live here but for visitors who use 
this section of Cavvanbah Street as a thoroughfare between Childe Street and the 
township.  They become aware they are visiting a living township where Luke and 
Linsey and their kids live; where Stephen and Anne tend their garden and work; 
where Mark and Simone and their kids work and go to school; where Peter and 
Jenny have built their retirement home next to those of Bob and Suzanne and Bob 
and Wendy; where the Jose and his mates in the shared house combine their work 
with surfing.   It is not a theme park.   Community has not been hollowed out. 

I also believe that to make this part of Cavvanbah Street a 365-day non-hosted 
precinct will confound the objective of supporting the local economy.  All of the 
people who live in Cavvanbah Street shop and work and play in the community.  We 
get our plants from Eden Nursery at Byron; we are members of the Bowlo and the 
Golf Club; we buy our veges from the Thursday Farmers’ market; we call upon local 
tradies like the wonderful Packhams to fix our electricals.   We are putting far more 
into the local economy those who buy cases of beer from the Northern to take back 
to their STRA. 

I recognise that planning likes neat maps.  But community rarely conforms to maps.  
And that is part of the appeal. 

Council’s letter of 29 August also mentioned ‘a diverse and sustainable base of 
tourist accommodation options’.   One consideration for council is the status of 
hosted B&Bs.  Until a few years’ ago there were no fewer than three B&Bs in this 
small area of Cavvanbah Street.  B&Bs appeal to a different demographic with 
greater disposable income which they spend not just in town but in the shire at large.  
B&Bs also are more likely to be patronized year-round in the less popular months as 
well as mid-week by singles or couples rather than by larger groups.   This enhances 
the stated object to be both diverse and sustainable. 

I believe that the proposed planning changes to allow year-round non-hosted STRAs 
in the area in which my property and those of my neighbours will not achieve the 
stated objectives of the proposal.  It will hollow out community; it will reduce the 
existing permanent rental supply and it will have a deleterious impact on the amenity; 
and it will discourage diversity of accommodation options. 

I am very happy for Councillors or officers to visit me on site at 24 Cavvanbah Street 
which, incidentally, was built in 1908 by Robert Walmsley, one of the founding 
directors of Norco. 



Yours sincerely 

Dr Stephen Judd    

 



LIZ FRIEND 

STRAPP727 

I am in favour of Byron Council’s 90 day cap on un-hosted holiday letting. 

Having noted the full page ads throughout October ‘22 in the Byron Shire Echo by 
the ‘Byron Deserves Better’ lobby, I set up a petition called ‘Byron Deserves Balance’ 
to counter their campaign against the 90 day cap, as I felt that their proposal to have 
365 un-hosted holiday letting throughout the Shire would affect so much of the local 
community who need permanent homes.    

The last thing we need in Byron Shire is a playground for the mega wealthy, many of 
whom don't even live here and don't much care about our community. There needs 
to be a more equitable sharing of opportunity for ALL, not just a select few who, by 
their actions, are increasingly forcing out a large section of the local population, many 
of whom have lived here for years and contributed greatly to the creative resonance 
of the community. Many have now become homeless or displaced due to over 
inflated rents, landlords / investors turning their properties into holiday rentals.  We 
need to get this housing crisis under control. Turning so many properties into short 
term holiday lets benefit only a few and does not serve the greater majority. It is not 
the answer! Community is everything! It is very important to get the balance right so 
we have an equitable and fair outcome. 

The Change.org petition, Byron Deserves Balance, has run throughout October at 
https://www.change.org/ByronDeservesBalance 

   

I requested that people sign and share their stories / thoughts regarding the 90 day 
cap / homeless situation in our Shire.  We have received 981 signatures online and  

127 signatures offline.  Many people are very passionate about this issue and I do 

hope Byron Council maintain the 90 day cap and manage to build affordable housing 

as soon as possible, in order to address the massive homelessness issue within our 
community.  We do not want an increasingly dominant investment clique taking  

control of the housing market, pushing prices up and making housing accessibility 

for renters harder and harder. 

Would it not be a solution to introduce restrictions or caveats on owners renting out 
multiple properties to free up the housing market, in order to accommodate locals, 
essential workers etc?  We need to do something to curb this wave of greed that is 
swamping Byron Shire. 
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BYRON DESERVES BALANCE! 

 

 
Liz Friend started this petition 

Byron Deserves BALANCE!  There is a campaign out there called 'Byron Deserves 
Better'.  They are against the 90 day cap proposed by Byron Shire Council on un-hosted short 
term rentals. So many people who used to live and work in Byron have had to move away 
because their rent has gone up substantially or landlords have decided to short term holiday 
let.... it has changed the whole town... As one real estate agent said to me when I did my 
Reality Check fundraiser for the homeless last year 'well Liz, the rich move in and the poor 
just have to move on... that's the way it is.'  

The last thing we need in Byron is a playground for the mega wealthy, many of whom 
don't even live here and don't care about the quality of community.  There needs to be a 
more equitable sharing of opportunity for ALL, not just a select few who, by their actions, 
are increasingly forcing out a large section of the local population, many of whom have lived 
here for years and contributed greatly to the creative resonance of the community.  Many 
have now become homeless or displaced due to over inflated rents / landlords and investors 
turning their properties into holiday rentals. 

We need to get this housing crisis under control.  Turning so many properties into short term 
holiday lets for the benefit of a few does not serve the greater majority.  It is not the 
answer!  It is very important to get the balance right so we have an equitable and fair 
outcome. 

PLEASE SIGN THIS PETITION AND SHARE FAR AND WIDE!  The deadline is 31 
October.  We need to show that community matters and we need longer term, more 
permanent rentals in this area. 

Byron will lose out if tourists win out over community. A small group of people have a 
vested interest in the future of Byron Bay... who can afford to come here and who can't.  This 
is clearly unaccceptable. There must be a BALANCE between the permanent, long term 
residents of Byron Bay and wealthy tourists.  The community is losing out through the 
monopolistic attitude of a few. 

 



BYRON DESERVES BALANCE PETITION    as at 31 October 2022 

Reasons for signing 

 

 
jennifer abbo 
2 days ago 
 
objection to luxury, exclusive, boutique developments destroying mother nature, our 
planet,ourhome... 
 

 
Jennifer Michelsen 
5 days ago 
 
As a local I see so many negative changes in Byron...homeless sleeping on the street, heavy 
traffic and people with no respect for our town. It's time for change. 
 

 
Gabrielle Donovan 
5 days ago 
 
Byron used to be a magical place for everyone. Lets give the magic back without the pricetag 
x 
 

 
patricia warren 
6 days ago 
 
The Mayor sent a letter out with the rate notices asking people running STHL to consider 
renting long term. Despite repeated requests for the result, I have no idea how successful that 
was. Two things are desperately needed (i) social housing and (ii) restructure of the banking 
system which in large part is responsible for the housing crisis locally and nationally! 
Share 
Tweet 



 

 
belinda lewis 
1 week ago 
 
Every UNHOSTED STRA in byron should have a 90day cap. 
Share 
Tweet 
 

 
Alison Wilson 
1 week ago 
 
I too think balance is the best …… Read more 
Share 
Tweet 
 

 
Inara Kent 
1 week ago 
 
We have a shortage of rental properties in this shire, single parents and children are especially 
in need if permanent accommodation. 
Share 
Tweet 
 

 
Gabrielle Griffin 
2 weeks ago 
 
Because I’ve lived here for nearly  
30 years, & I can’t bear losing more & more locals to greedy developers & Airbnb hosts! 
Share 
Tweet 
 

 



J Garton 
2 weeks ago 
 
For the reasons already stated ... But also coz NOBODY benefits while there's a serious 
worker shortage coz of how unaffordable it is to live in this area unless you're super-lucky in 
some way!! 
Share 
Tweet 
 

 
Raphael Lee Cass 
2 weeks ago 
 
I support Byron Council in its endeavours to preserve Byron's permanent living community 
as opposed to a floating population of holiday makers. 
Share 
Tweet 
 

 
Guy Funnell 
2 weeks ago 
 
I agree with all the points made. 
Share 
Tweet 
 

 
Kate Leach 
2 weeks ago 
 



Byron needs to retain what made it magic in the first place, diversity and character.... Hiked 
up and non existent rentals due to air b n b deluge will make it a pretty homogenous, dull, not 
too mention overpriced ghetto of banal. 
Share 
Tweet 
 

 
tobias ansaldi 
2 weeks ago 
 
Maria Cid 
Share 
Tweet 
 

 
Jennifer Blake 
2 weeks ago 
 
There is not enough affordable housing for rent in the shire. Air B&B's are a curse. 
Share 
Tweet 
 

 
belinda lewis 
2 weeks ago 
 
Please ALSO add your name and comment to the SHIRE 'STRA' SURVEY by 31st Oct. This 
will be used as hard evidence of community opinion. This is required to meet the legal 
processes for reforming Byron's STRA policy. Wealthy investors are completing multiple 
surveys per property. So we all need to stand up and be counted. Try saying out loud, "STRA 
more than 90days? Not in Byron. No-one does that any more". If it sounds good to you, tell 
council via the SURVEY. Ask for a 90day limit on all unhosted STRAs across ALL of Byron 
Shire. Wealthy investors will either sell up or convert to longer term rental. And allow 
people, families and our creative and diverse communities to flourish again. 
Share 
Tweet 
 



 
Tracey Hordern 
2 weeks ago 
 
Byron, absolutely deserves balance. the housing situation is unsustainable... 
Share 
Tweet 
 

 
Caitlin Weatherstone 
2 weeks ago 
 
I'm concerned all the longtime locals will get pushed out of Byron due to the greed of a few! 
Share 
Tweet 
 

 
Juergen Klein 
2 weeks ago 
 
Short term rentals (ironically!) reduce the number of available rentals for locals, which are 
needed as workforce to service the visitors to the shire! They destroy the community. 
Share 
Tweet 
 

 
Tamara James 
2 weeks ago 
 
Byron is my home and I am lucky to have somewhwre still to live. Many friends with jobs 
and family here are not so lucky. Finding temporary accommodation.. Stressful for them Why 
should they have to move so people an make too much money on holiday rental...and there 
are no staff for their fancy restaurant! So they employ inexperienced kids. 
Share 
Tweet 
 



 
Mark Oliver 
2 weeks ago 
 
All my friends are struggling to find places to live in Byron. 
Share 
Tweet 
 

 
Lisa Wentworth 
2 weeks ago 
 
Short term holiday letting is destroying our community. We are becoming a "brand" that 
caters for vacuous, entitled people who think they can buy mindfulness. Many businesses 
such as Pig Flicks, Byron Direct Sports, affordable restaurants and useful clothes shops have 
actually closed because of high rents and catering to locals rather than rich holiday makers. I 
won't be sorry to lose a coffee cart, jaded and generic "eco-tour", ludicrously priced boutique 
that seems to have nothing in it or overpriced restaurant or two. Housing affordability of 
course. At last this issue is being addressed. 
Share 
Tweet 
 

 
Sally F-Greene 
3 weeks ago 
 
I want to come 'home' 
Share 
Tweet 
 

 
Peter Gibson 
3 weeks ago 
 
The rental and affordable accommodation situation in Byron Shire is dire. It is 
overwhelmingly obvious that Airbnb and other short term holiday lets have been a major 
cause of this problem. The communities in this shire are being devastated as long term rental 



options have dwindled as greedy landlords force people out of homes and have transformed 
their houses into holiday lets. We cannot let this continue. The Byron Shire Council must 
fully implement the 90 day maximum rule and ensure compliance. They must also reconsider 
the relatively narrow application of this rule, particularly in Brunswick Heads which is being 
allowed to become a tourist haven and is destroying the community. People must be the 
centre of the policy, not greedy business and tourist operators. 
Share 
Tweet 
 

 
Louise Orr 
3 weeks ago 
 
I want to live in a community not a playground. Everyone has the right to secure housing, and 
everyone has the right to live in the community they work in. Empty holiday homes, absent 
landlords and faceless tourist hordes do not foster communities, they foster neglect and 
decline. 
Share 
Tweet 
 

 
Leonie Ebert 
3 weeks ago 
 
The poor should not be displaced from rentals for the rich 
Share 
Tweet 
 

 
Marilyn Perkins 
3 weeks ago 
 



everyone deserves a safe and secure place to call 'home'. Sadly, so much of the world is 
driven by greed. 
Share 
Tweet 
 

 
Pringle Dingo 
3 weeks ago 
 
We were priced out of our rental in Suffolk; rent increased by $500 within 12-months and it's 
largely, if not entirely, driven by incentives for short-term rental owners moving away from 
long term rentals. For the sake of a young, lively and personable town atmosphere, this can't 
be the new normal for Byron Bay 
Share 
Tweet 
 

 
Merran Morrison 
3 weeks ago 
 
We will lose our community if we don’t address the housing shortage 
Share 
Tweet 
 

 
Scott Mcguigan 
3 weeks ago 
 
Who will serve the wealthy their coffees and champagne if no one can afford to live there?  
Much like Noosa in Qld. 
Share 
Tweet 
 

 
Philippa Byers 
3 weeks ago 
 



Thanks to Byron Deserves Balance for their advocacy on this issue - and for carefully 
unpacking recent, reckless claims appearing in full page advertisements within The Byron 
Echo that tout negative impacts of the Byron Shire Council's proposed caps on unhosted, 
unregulated STRAs. The Byron Bay community needs the caps as an important measure to 
restore a degree of balance in the rental market so those among us who don't own real estate 
can live, play, work, volunteer, raise children and thus contribute to the Byron Bay 
community. 
Share 
Tweet 
 

 
Linda Bell 
3 weeks ago 
 
Everyone deserves a roof and the security of a home. 
Share 
Tweet 
 

 
Matt Brady 
3 weeks ago 
 
I want my community back! 
Share 
Tweet 
 

 
Lin Bell 
3 weeks ago 
 
I've been a local for 36 years and this is my home, my community and I care about the 
people. I know how it feels to struggle to find affordable accommodation. Keep our Shire 
free of greed! 
Share 
Tweet 
 

 



Susan Robinson 
3 weeks ago 
 
Iknow so many who are affected by this local housing crisis, most are elderly women and all 
live in fear as a result. 
Share 
Tweet 
 

 
ian cohen 
3 weeks ago 
 
Im appalled by the erosion of our community and the arrogant invasion of our society holiday 
letting properly supervised time limited and with owners present can work but the dumb 
invasion by hordes to benefit greedy landlords not living in Byron is a recipe for cultural 
cleansing 
Share 
Tweet 
 

 
Nicqui Yazdi 
3 weeks ago 
 
Byron has been in a housing crisis for years now, which is 100% caused by tourism. Byron 
residents have the highest rents in the country, and so few available rentals that we simply 
cannot even house our workers. Added to this, the devastating floods in early 2022, which 
has left thousands of our residents homeless and it could be years before their homes are 
fixed, and the housing crisis has become so epic, that we simply cannot house all those 
displaced by the floods too. We need 'holiday' rentals returned to residential stocks, and we 
need it NOW. The only way is to enforce a 90 day cap on as many holiday rentals as 
possible, in the hope that at least some of these owners will heed the dire call, reduce the 
ridiculously overpriced tourism rates, and re-house local workers and families. Just sign the 
petition, be proactive, and help to protect our community and our residents into the future. 
Share 
Tweet 
 

 



Nicky Fisher 
3 weeks ago 
 
Rental prices are out of control, greed is abundant, long term residents are suffering undue 
stress looking for a place to call home, at a time when community has seen the worst floods 
in history. There's more to say....but......share & sign. 
Share 
Tweet 
 

 
Sol Dixon 
3 weeks ago 
 
Because I grow up in Byronbay and went to primary school in Brunz and High school at Mull 
High, before Byron High was built . The shire has got massive and is cool because our 
parents got m,os on farm land or rented shakes on the beach back in the 1970s now what 
about rent for us developer's and rich foke buying loads of properties in the shire because it 
cool and nice and now it's an expensive shadow of its self wtf has happened to the shire !!! At 
lest club med Beach was band and mc Donald's but aye , locals need housing commission 
houses ;) not High yuppie rents ;) 
Share 
Tweet 
 

 
Marguerite Morgan 
3 weeks ago 
 
People are homeless n living rough..... 
Share 
Tweet 
 

 



Jeremy Carpenter 
3 weeks ago 
 
The very people who make this town what it is, who work and contribute shouldn't be facing 
as an uphill battle to have a roof over their heads! Byron served tourists for decades with 
abundant accomodation options, but now the very workers that enable that tourism are being 
priced out by Airbnb's. Housing shouldn't be a business and the fact that it has become one is 
a sickening sign of how far our country has fallen.. 
Share 
Tweet 
 

 
yvonne jessup 
3 weeks ago 
 
there is an over supply of tourist accommodation when Byron needs permanent residences 
more than ever 
Share 
Tweet 
 

 
Bradley Pike 
3 weeks ago 
 
I believe that the wrath of short term holiday rentals, such as Airbnb, has had a disastrous 
effect on permanent local communities and family life worldwide. And I believe that 
particularly within the Byron shire, it has been hugely detrimental to life here. The cost of 
such mass holiday usage of the shire is greatly paid by the council rates of a mere 15,000 
people! This has to change in order to keep the fabric of our rich and eclectic community 
possible! 
Share 
Tweet 
 

 
Deborah Preston 
3 weeks ago 
 



I believe the 90 day cap is best for our community 
Share 
Tweet 
 

 
jana green 
3 weeks ago 
 
Many of the people that make Byron so special are moving away because they can’t afford 
the rent. 
Share 
Tweet 
 

 
Kath Northey 
3 weeks ago 
 
All towns need to accommodate workers that live in the town. Rents and affordable housing 
is a necessity in every community not only Byron Bay but in the Northern Rivers districts and 
beyond. 
Share 
Tweet 
 

 
jan barham 
3 weeks ago 
 
We need community, we need homes for locals. What is proposed is not ideal for our 
community but currently it's the best possible option. How dare these people change the 
narrative, they obviously don't know what community is, they don't know us and obviously 
only think about profiteering from what a community has spent decades protecting, our 
home. Thank you Liz for creating the petition and giving us a voice. 
Share 
Tweet 
 

 
Sharne Warren 
3 weeks ago 
 
I live here 
Share 
Tweet 



 

 
Rita Richter 
3 weeks ago 
 
The fabric of communities requires people to have connection. You can't be connected when 
passing through and staying in short stay rentals. Look at how towns were so negatively 
affected by FIFO people. The government could consider limiting the number of investment 
properties people can have and negative gear, limit the length of time properties can remain 
empty so it makes more properties available. This issue is HUGE in regional areas, and also 
affects major cities. 
Share 
Tweet 
 

 
Sherrie Yeomans 
3 weeks ago 
 
We need houses for locals. We need workers for local businesses who need somewhere to 
live and we need houses for families that have lived here for generations. Byron Needs a 90 
cap on AIRBNB holiday letting! Please here the community. 
Share 
Tweet 
 

 
Suzy Tonkin 
3 weeks ago 
 
We need affordable housing 
Share 
Tweet 
 



 
Angela Burgler 
3 weeks ago 
 
I got priced out of Byron Bay years ago and now the same thing is happening in 
Mullumbimby. Traffic, no parking and insanely high rents, may as well go live in Lismore 
and atleast be able to get a house 
Share 
Tweet 
 

 
Vivienne Schwarcz 
3 weeks ago 
 
I remember how nice Byron used to be before the chain stores and wealthy moved in and 
destroyed the community nature of the place. 
Share 
Tweet 
 

 
Lyndal Foley 
3 weeks ago 
 
The lack of affordable and available housing is destroying this community. Workers can't 
afford to work here, which affects all businesses. Some people grew up here and now have to 
leave simply because they can't find an affordable, reasonable home. It is out of control. 
Share 
Tweet 
 

 
David Griffiths 
3 weeks ago 
 
The housing crisis in Byron shire is shocking. Too many people I know doing it tough… 
Share 
Tweet 
 



 
Sayen Zamora 
3 weeks ago 
 
The community of Byron Bay deserve to continue living where they belong 
Share 
Tweet 
 

 
rob nicholls 
3 weeks ago 
 
The rich just take what they want when they want it with no regard for established 
communities who do all the work in and sustaining of a place 
Share 
Tweet 
 

 
Jim Latimore 
3 weeks ago 
 
Workers nèd affordable housing in the communities in which they live. 
Share 
Tweet 
 

 
Christine Jinga 
3 weeks ago 
 
Inequality in this country is a cause for deep shame. This proposal goes some way to make a 
change 
Share 



Tweet 
 

 
Carole Dixon 
3 weeks ago 
 
I support the 90 day cap on holiday letting in the Byron Shire 
Share 
Tweet 
 

 
rebecca rushbrook 
3 weeks ago 
 
I'm terrified about the rental shortage in this area - which is driving up the prices of the ones 
there are to unreachable amounts. Now we've lost so many homes to the flood as well. We 
desperately need our houses for our community. 
Share 
Tweet 
 

 
Jude Alcorn 
3 weeks ago 
 
we need more housing for everyone here, especially essential workers 
Share 
Tweet 
 



 
Wendy Guinea 
3 weeks ago 
 
Everyone has right to a roof over their head 
Share 
Tweet 
 

 
Peter Verrall 
3 weeks ago 
 
As a resident of Byron Shire over 20 years this issue has already forced me out of my 
community. 
Share 
Tweet 
 

 
Katie Wmb 
3 weeks ago 
 
Housing is a bare necessity in life. Too many high end developers and secondary income 
houses permitted in each town pushes people away from family's, supports and jobs, leaving 
people with minimal opportunity to live with comfort and opportunity. 
Share 
Tweet 
 

 
Lucinda Bechor 
3 weeks ago 
 
I am a landslide affected local who has had to bounce from accommodation to 
accommodation while we wait for an outcome of our insurance claim and have been unable 



to get longer term accommodation. 
I am VERY concerned for people who can't return to their homes, are not insured, the elderly 
and people being forced to leave the area when their whole life is here. 
Share 
Tweet 
 

 
Jo Pilgrim 
3 weeks ago 
 
The holiday letting caps need to be put in place to ensure there are sufficient houses available 
for long term rental. Without long term rentals lower to moderate income workers will not be 
able to afford to live here, and where will we be without nurses teachers firemen cafe workers 
etc. 
Share 
Tweet 
 

 
Kerrie McElgunn 
3 weeks ago 
 
I have heard of a lot of businesses that are struggling as they cannot get workers simply 
because local people cannot afford to live here anymore, the tourist industry & especially 
ab&b has destroyed community 
Share 
Tweet 
 

 
cindi young 
3 weeks ago 
 
we have had a housing crisis in this region for years. We need a local population and a 
mixture of demographis not just rich holiday makers 
Share 
Tweet 
 



 
joanne Smerdon 
3 weeks ago 
 
I have been without a home here but luckily I have friends and family that took me in. It's a 
devastating feeling. And getting worse all the time. Some people have to stay in the area. Not 
so simple as just picking up and leaving 
Share 
Tweet 
 

 
Natalie Holt 
3 weeks ago 
 
Our shire and many others are in crisis with no end in sight and no solutions offered. 
Share 
Tweet 
 

 
Annabel Kelly 
3 weeks ago 
 
Ive been evicted from a long term house to make way for an airbnb which now charges 
TRIPLE our old weekly rent per NIGHT. 
Share 
Tweet 
 

 
Jude Berg 
3 weeks ago 
 
The whole shire is in dire need of housing not helped by the proliferation of short-term 
holiday lets. We need more tradesmen but where would they live? So many people sleeping 
rough! 
Share 
Tweet 
 



 
Marina Aqua 
3 weeks ago 
 
Of the marked increase in hardship & homelessness, in the current fabric of socio-economic 
conditions.  
What measures & steps can B implemented to prevent the growing gap? 
Share 
Tweet 
 

 
France's Hart 
3 weeks ago 
 
I know too many people living in te T's and cars, old pdoe and young families 
Share 
Tweet 
 

 
Allan Gibbs 
3 weeks ago 
 
I grew up here. Have kids here that have grown up here and want to stay here. 
Share 
Tweet 
 

 
Mudita Jawor 
3 weeks ago 
 



prioritising the mega wealthy in their bid to monopolise all the realestate and short term let it 
before meeting the most basic human needs of all the community is an embarrassment and 
we need to do better. 
Share 
Tweet 
 

Shanelle Dawson 
3 weeks ago 
 
We need real change, homes for families. Restricting copious amounts of Airbnb’s to only 90 
days doesn’t give the stability & security people need! 
Share 
Tweet 
 

 
Sandra Lee 
3 weeks ago 
 
For our shire a Balance is imperative. The push by Developers is unconscionable. 
There are a multitude of places for the rich. 
Please support our region to be available FIR ALL. to support a variety of people's and 
housing. 
Thank you  
Share 
Tweet 
 

 
Pauline Menczer 
3 weeks ago 
 
The 90 day cap should be for every house in the shire,not just the houses the Council has 
picked. 
Share 
Tweet 
 

 
Pam Mackellar 
3 weeks ago 
 
People close to me have struggled to find accommodation (affordable or not), and as a result 
have had to move interstate, away from family and friends. Others who have been lucky 



enough to find somewhere, now have to travel much, much further to get to work. 
Something's got to give. 
Share 
Tweet 
 

 
Jennie Donehue 
3 weeks ago 
 
Byron DOES deserve better- better housing for the long-term residents who now find 
themselves homeless or housing insecure due to the out-of-control amount of housing now 
turned into holiday homes. 
 
This does not serve the community in any long-lasting way, and the only people it is making 
rich is the landlords.  
 
Yes, this is a popular tourist area and always will be, but Byron deserves a balance bewteen 
servicing visitors and ensuring the actual residents of this shire can continue to live and work 
here. 
Share 
Tweet 
 

 
Honor Morningstar 
3 weeks ago 
 
It's a disgrace that people with single or multiple investment properties are using Short Term 
Holiday Letting and AirBNB to take homes away from our local community. I have many 
friends who have had to leave the area after living here for many years because of this 
situation. 
Share 
Tweet 
 

 
Ann Morgan 
3 weeks ago 
 
Huge housing shortage for local families - we need community back rather than 
accommodate tourists. 
Share 
Tweet 
 



 
Craig Scanlan 
3 weeks ago 
 
Holiday letting is killing the town. 
Share 
Tweet 
 

 
Jennifer Blake 
3 weeks ago 
 
We need more affordable housing in the Byron Shire. Holiday Air B&B rentals are out of 
control. 
Share 
Tweet 
 

 
mik crouch 
3 weeks ago 
 
My family is one of many homeless in the Byron Shire 
Share 
Tweet 
 
 
 
jan daly 
3 weeks ago 
 
Our community is being made homeless because of STHL. It has to change 
Share 
Tweet 
 

 
Sarah-Jane McGrath 
3 weeks ago 
 
im homeless since june 2020. 
i remain homeless because the system is broken, no one group is leading the charge for 
change for reform of the real estate market, everyone is pointing the finger and we are all still 
homeless and job less! 



Share 
Tweet 
 

 
Barry Thomas 
3 weeks ago 
 
we need this balance 
Share 
Tweet 
 

 
Nicolette Boaz 
3 weeks ago 
 
I care about housing for real people and their families 
Share 
Tweet 
 

 
Nadyne Castner 
3 weeks ago 
 
The housing situation in this area is disgraceful,I live in Mullumbimby.this is a sensitive topic 
as my 27yr old son is homeless so are 2 of my daughters,my eldest daughter has 4 children 
and 1 of them is a new born,a good friend of mine recently passed away in her tent in Byron 
Bay. 
Share 
Tweet 
 

 
Trent Doyle 
3 weeks ago 
 
This is as close to the new colonialism as we can get in this country. Modern day 
dispossession. The far reaching fingers of wealth will sneak throughout regional towns and 
communities of NSW. 
Share 
Tweet 
 



 
Linda Sparrow 
3 weeks ago 
 
People need homes, where do you think the hospitality workers, retail workers, 
gardeners,cleaners, bush regenerators, tradies, aged care workers, teachers, students are going 
to live. These are only the ones I know of. We have lost our community to greed 
Share 
Tweet 
 

 
Julie Tucker 
4 weeks ago 
 
Byron Bay isn't just a place for the rich people to live. 
Share 
Tweet 
 

 
Vashti Wright 
4 weeks ago 
 
I hate the fact that housing is an investment and that those who own them have no idea what 
it’s like to have housing instability or homelessness 
Share 
Tweet 
 

 
talitha Carlson 
4 weeks ago 
 
Ppl need help 
Share 
Tweet 
 

 



Chris Burke 
4 weeks ago 
 
We need affordable rental accommodation here !we have no workers in nursing because of 
huge lack of Available homes 
Share 
Tweet 
 

 
jenny shiels 
4 weeks ago 
 
I am watching business close in town daily because they can’t find workers  
Workers need somewhere to live 
Share 
Tweet 
 

 
Michelle Lowe 
4 weeks ago 
 
My friends and children can no longer find homes. 
Share 
Tweet 
 

 
Sarah Ndiaye 
4 weeks ago 
 
Short term holiday letting has decimated our community, putting enormous pressure on our 
existing housing stock and forcing locals out of town or into cars. We need some regulation 
to help limit the impacts. 
Share 



Tweet 
 

 
Michelle Kerlin 
4 weeks ago 
 
It is so sad seeing what is happening in this area and many others due to a lack of affordable 
housing. So many people having to move away from their home and support network. It is 
increasingly difficult to fill hospitality positions as people simply cannot afford or even find a 
rental property. Something needs to change. 
Share 
Tweet 
 

 
Rosie Mitchell 
4 weeks ago 
 
Locals need more permanent rentals. I have done the move out every six months for the 
tourist season. It sends you broke. 
Share 
Tweet 
 

 
rosie flemington 
4 weeks ago 
 
Byron Shire needs housing for locals. Housing is for living in and creating community -not 
for greedy investment!! 
Share 
Tweet 
 



 
Paul Bourke 
4 weeks ago 
 
Homeless is increasing rapidly because of short term rentals 
Share 
Tweet 
 

 
Catherine Ash 
4 weeks ago 
 
Personally I feel this is perpetrating an electoral fraud, by pushing out every ounce of local 
colour in favour of the well heeled that only want accommodation WITH a kitchen with 
every appliance known to human kind. It is NOT filling the cafes or restaurants. Shops are 
closing due to higher rates and no staff. Chain stores have sprung up in their wake. Why 
would tourists buy from the chain stores they can easily buy from when they get home? 
Supermarkets and grog are the big winners. The losers are the long term residents forced out 
by higher and higher rents. The businesses that cant get staff. When will it end? Byron is 
dying of greed and narcissism. 
Share 
Tweet 
 

 
Marilyn Scott 
4 weeks ago 
 
This balance is imperative… for all life in our community. We all need rest cycles… 
Share 
Tweet 
 

 
Allegra Faery 
4 weeks ago 
 
We need to support our local community with the pertinent housing shortage not the influx of 
the wealthy. 
Share 
Tweet 
 

 
Glenys Dean 
4 weeks ago 
 
Decent housing is a fundamental right. 
Share 



Tweet 
 

 
Misha Williamson 
4 weeks ago 
 
I live here. My family lives here. I am invested in a community who are investing in a 
community not an opportunity. 
Share 
Tweet 
 

 
tim stanley 
4 weeks ago 
 
Holiday rentals are distroying our community 
Share 
Tweet 
 

 
Margaret Johnston 
4 weeks ago 
 
We lost everything in flood at SGB. .now can't afford to live there anymore as rents through 
the roof! 
Share 
Tweet 





















Ruth Winton-Brown 

STRAPP728 

Please retain the cap on short term rental accommodation to ensure some local 
community accommodation as this is so important. 



Michael Hawton 

STRAPP729 

A few people will be negatively affected by the proposed limits on short stay 
accommodation. We have seen in other parts of the world what happens when 
tourism is not regulated. The people putting full-page advertisements in the Echo say 
that they are protecting people's livelihoods. Yet, the the very people they say they 
are protecting (wait staff, handymen and service staff) cant' afford to live here.  

I have lived here for 30 years, own a business in Byron and I don't believe that town 
will be any worse off, if Air BnB is regulated. We had a thriving two before 2008 when 
Air BnB came into existence.   

   

 em  tff tectubg 's livehlito   

It is somewhat ironic that the vert people these objectors to vseen is 



Larry Dixon 

STRAPP73 

I do not want 90 day restrictions on STRA and happy with 180 days per year. If there 
are more limits then seaside areas of SGB and NB should be included. 



Bronwyn Raphael 

STRAPP730 

In attachment 

STRAPP730\3177652\STRA_SubmissionBHR.pdf [SCANNED, FILE SAFE]



Submission into the proposed 365 day per year STRA area in Alcorn Street Suffolk Park  

This document contains a number of points in relation to my objection to the proposed 365 day per year 

short term rental accommodation proposal for Alcorn Street Suffolk Park. The points are not in any 

order of importance. All points are equally important.  

 

1. I live at  Street. I purchased this property with my husband 47 years ago and in the 

time I have lived there, I have seen many changes. It has been a wonderful location to raise a 

family but there have been a few negative impacts in recent times and short term rental 

accommodation, and its affects, is the worst and most significant.  

2. STRA renters have little understanding or interested in the fragile nature of the dune 

environment and especially the dune front which has suffered incredible erosion over the last 6 

to 10 months. They typically climb up and down the dune banks eroding them even further and 

they break down plants along tracks which local residents walk around.  They are less caring of 

the native fauna which resides in the dune area between the beach and Alcorn Street and 

frequently leave floodlights on all night, which shine into the dune area and cause the native 

fauna to move to other areas. 

3. STRA renters frequently have 4-5 vehicles at the property (I have witnessed 13 at a neighbouring 

property). Increased vehicle volumes put increasing pressure on ingress to and egress from 

Suffolk Park. The Park Hotel corner is becoming an increasingly busy and dangerous intersection. 

Alcorn Street is part of the Blanch bus service between Ballina and Mullumbimby and a route for 

school buses. It does not have kerb and guttering and it does not have footpaths and it already 

carries a high volume of traffic.  This combined with the high level of foot traffic and bicycle 

traffic, make it a very dangerous environment for cyclists and pedestrians. Frequently adults 

pushing prams accompanied by small children walking or on bikes making their way to Gaggin 

Park children's playground cause high risk situations with vehicles being unable to pass in both 

directions.  Additional vehicles belonging to 365 day STRA only exacerbate this dangerous 

situation.  

4. Perhaps one of the most annoying aspects of 365 day STRA renters is that they are frequently 

noisy from late afternoon to early morning. Requests for adherence to rules are often met with 

significant verbal abuse and complaint handling procedures are inadequate and inappropriate. 

They often fail to recognise that they are staying in a residential area,  that these residents need 

to be up early for work, that their children need to be in bed early and that the residents have 

the right to an undisturbed living environment.  Furthermore, along with leaving spotlights on 

that shine into the dune and disturb the fauna, many of the spotlights also shine into the houses 

and yards of the neighbouring properties which is disturbing to sleep when left on all night.  

5. Accompanying the introduction of STRA is the loss of permanent residents which affects 

community cohesiveness in many ways including, but not limited to, school children friendships, 

family groups friendships, walking and cycling groups, volunteers for the local fire brigade and 

members for dune care, to mention just a few things.  

6. The reasons for choosing Alcorn Street for 365 day STRA seem to be completely arbitrary. 

Furthermore properties to the south of the caravan park are not included - this appears to be 

completely incongruous. 



7. The 365D STRA precincts appear to be a trade-off for moving from 180 to 90 days in other areas. 

In other words residents in Alcorn Street (and the other 365D precincts) will bear the burden of 

the STRA industry.  This is grossly inequitable.  

8. Property values for neighbours of 365D STRAs will fall as new residents will not want to 

purchase next door to STRA properties. 

9. The commercial nature of 365D STRAs should imply a commercial rating of the properties.  

10. STRA properties tend to be those that hold more people than the average family (eg 6 

bedrooms) thus putting additional strain on infrastructure assets for which STRA properties are 

not required to contribute.  

11. Compliance with the rules has always been an issue but has been somewhat mitigated with the 

introduction of the Noisy Neighbour program. All STRA properties should be required to be part 

of that program.  



Mat and Jo Bergan. and Faith 

STRAPP732 

According to the Charter of human Rights every citizen deserves a home.   The 
Charter has many principles addressing Rights.  The Market addressing the profit 
making Air B and B is designed to turn the Home into a Hotel.   This commodifies the 
home and indeed contributes to a breakdown in community, a working class able to 
afford housing as the market tends to exclude long term residency.  This drives 
citizens away from the area for potential working class positions.  It drives them into a 
market in which housing is in short supply and rents rises make housing impossible.   
Thus STRA leads to homelessness, trauma and affects future  generations.  The 
breakdown in community creates a huge loss re; sense of place, safety, alienation 
(many investors are hostile to residents and can be very arrogant . eg.  encouraging 
parking away from their own trading house.   Often these cars act as a 'bunker for a 
friend" thus residents have to put up with people urinating/and worse on their 
gardens outside the residents house.)   The STRA trader is not interested in this 
'offshoot' of the business and the distress that it causes Residents.   There is a 
strong sense of  non-safety at high tourist times.  Often the owner goes away for a 
holiday and there is no policy or policing that offers respect or peace of mind to the 
adjoining Resident.  In all, the International Charter on Human Rights is totally 
dismissed by Council and the STRA Trader leaving the adjacent Residential house 
with no sense of Rights.  A deplorable breakdown in Civil Society and Human Rights. 



Meryl Kershaw 

STRAPP733 

My husband and I own a home in the area that the proposed new cap for short term 
rentals is proposed to apply. We purchased this home with the long term plan to 
more into it permanently once our family circumstances allow. To help us cover costs 
of taxes, rates and maintenance in the interim we short term rent the house and 
come to stay every month while we start to establish ourselves into the community. 
The home will not enter the long term rental market as we come too often so it would 
just be empty more if this new cap was to be implemented and we would be 
significantly financially impacted as costs are skyrocketing and the council imposing 
such a change is incredibly distressing. As we short term rent the home it is kept to 
high standards so we contribute greatly to the local economy using local cleaners, 
linen hire company, trades people (plumbers, electricians, carpenters), lawn mowers, 
window washers, rental agents etc. The home also complies to the high standards of 
fire safety legislated by the government to keep all safe who are staying at the house. 
And, of course our tenants contribute to the local economy significantly by just being 
there and enjoying all Byron has to offer. I also feel that to impose such restrictions 
post ownership of our home seems quite simply WRONG! Surely there has to be 
compassionate consideration for people's circumstances? 



Teena Wright 

STRAPP734 

I support councils efforts to try to increase housing available for long term rental by 
limiting unhosted STRA to 90 days. The fact that 80% of Airbnb rentals are whole 
houses indicates the undermining of the long term rental market by investors who are 
exploiting our communities wellbeing. 



Sharon Flood 

Flood Legal Pty Ltd 

STRAPP735 

Please see attached submission on behalf of Byron BB Apartments Pty Ltd who are 
the owners of the management and letting rights and onsite resident manager of 
Bayview Beachfront Apartments SP 16168, , Byron Bay. 

STRAPP735\3177652\Letter to Byron Shire Council_2 [BLFL-QLD-CNV-040-].pdf 
[SCANNED, FILE SAFE]



 
 
 
 
 

 
 
 
 
 
 

 

 
 
 
 
 
 

Our Ref:  SMF:KH:2022510 
 
 
31 October 2022 
 
Byron Shire Council 

 
MULLUMBIMBY NSW 2482 
 
 
Dear Sir / Madam 
 

 
 
We act on behalf of Byron BB Apartments Pty Ltd who are the owners of the management and 
letting rights and onsite resident manager of Bayview Beachfront Apartments SP 16168,  Bay 
Street, Byron Bay (‘Scheme’).  
 
We are writing in relation to Council’s current proposal to restrict short-term letting within the 
Byron Shire to 90-days the effect of which will be detrimental to our client’s business.  
 
Objective 
 
The objective of our letter is to request Council to review the proposed mapped 365-day 
precinct for the Byron Shire (‘precinct’) to:  
 
• include Bay Street and surrounding streets namely, Middleton Street, Bay Lane and Jonson 

Street (‘Bay Street precinct’); and  
 

• further for Council to also consider including the broader Byron Bay Central Business 
District (‘CBD’); or  

 
• for the Scheme to be granted a specific exemption.  
 
Basis for requesting review of precinct or exemption  
 
The scheme 
 
Our client purchased the management and lettings rights to the Scheme in mid-2018. The 
Scheme is a professionally run business where our clients reside onsite in their capacity of 
resident managers and have the required full class one real estate licence and: 
 
• has been operating as a short-term letting accommodation since it’s construction and 

registration 42 years ago 
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• has its own registered business name, domain and dedicated website  
 
• has a fully functioning reception located on common property  
 
• operates an audited trust account 
 
• is a successful multi-million dollar annual turnover letting business  
 
• comprises of 21 lots (all self-contained apartments), one of which is owned by our clients  
 
• does not have any permanent residents other than our clients who reside onsite in their 

capacity as onsite resident managers 
 
• employs a number of local residents 
 
• provides contract work on a regular basis to local businesses, including professional 

cleaners, tradespeople and stakeholders 
 
The Scheme is located just 100 metres outside the approved short-term precinct which appears 
to inexplicably exclude the Bay Street precinct and CBD and further fails to recognise: 
 
• the Bay Street precinct as a popular holiday destination where short-term letting is in high 

demand with high occupancy rates throughout the entire year 
 

• the Bay Street precinct as not a residential area 
 

• the fact that the Scheme has been operating for the past 42 years as a short-term letting 
accommodation complex where no permanent residents reside 

 
Since purchasing the management and letting rights our client has accumulated the letting 
rights to all 20 lots in the scheme: 
 
• All of these lots are site managed short term-lets 

 
• It currently and historically runs at 90% occupancy  

 
• Lot owners have invested in the Scheme and purchased their lots based on the high 

occupancy rate 
 

• The Scheme has a high annual turnover as a result of its high occupancy rate which is 
favourable in terms of annual turnover to both our clients and all lot owners  

 
• The guests who stay at the Scheme are primarily families who choose to stay based on its 

location and proximity to the beach, cafes, restaurants and shops which in turn supports 
local businesses and therefore boosts local economy.  

 
Consequences of precinct on our client 
 
The consequences of 90-day short-term letting limit being imposed will:  
 
• be financially crippling not just for our client but for all lot owners in the Scheme  

 
• considerably depreciate the value of the management and letting rights business 
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• considerably depreciate the value of all lots in the Scheme 

 
• ultimately result in the management and letting rights business being untenable 

 
• Neighbouring properties which also fall outside of the precinct will face similar 

consequences which will have a further detrimental effect on the local economy including 
loss of jobs for locals and business closures. 

 
• As the precinct includes areas further outside of the Bay Street precinct and CBD such as 

Belongil, Watego and Suffolk Park people will be forced to holiday in these areas and will 
therefore need to regularly commute to the CBD resulting in traffic congestion and pollution 
which will ultimately have a negative effect on the environment which is not a desirable 
outcome for anyone. 

 
In relation to the precinct, Council states: 
 
‘These areas have been identified by Council as they are considered to have high 
tourism appeal and are most suited to unrestricted holiday letting due to their proximity 
to the beaches and services.’  
 
How the Scheme along with all other complexes currently being run as short-term letting 
accommodation within the Bay Street precinct and CBD do not fall within this statement is 
astounding.  
 
Surely, should Council not be prepared to review the precinct map based on this statement 
alone the Scheme would be entitled to be granted at least a specific exemption allowing it to 
remain as a short-term let accommodation given their:  
 
• history of running as a short-term letting accommodation for the past 42 years 

 
• high rate of occupancy 

 
• location  

 
• proximity to beaches and all other services the Bay Street precinct and CBD have to offer,  

 
We look forward to hearing from you.  
 
Yours faithfully 
Flood Legal 

Contact: Sharon Flood 
Direct Phone:  
Direct Email:  
 
 



pepa mejia 

 

STRAPP736 

The blanket approach to the holiday letting zoning unfortunately is not an effective 
approach. 

Large areas with condensed housing are included in the 365 day zone and will 
remain empty for most of the year, hence in no way effecting the housing and 
workers crisis. In actual fact these areas are notorious for hosted premises renting 
out spaces to long term residents, then evicting them for the holiday season. 

Another important factor is that long standing holiday accomodation premises that 
are not within the zone not only risk sitting unused for long periods, numerous people 
will have their income directly effected. 

Some accomodation locations have been operating for over fifteen years, during this 
time employing: 

cleaners 

gardeners 

pool maintenance 

electricians 

roofers 

builders 

plumbers, all local businesses.  

It will have a long lasting and detrimental effect should council proceed with the 
blanket zoning to holiday letting. But most importantly it will not alleviate the housing 
crisis.  

For the most beneficial outcome for the community it should be made possible for 
people to individually submit for a holiday letting permit. There are many people that 
work very hard to maintain their holiday accomodation dwelling and with what seems 
like little consideration, risk losing what they have put years into creating. 

As a self employed local my life will be directly and negatively effected. 

Respectfully 

pepa mejia 

 



Leone Bolt 

 

STRAPP737 

MAPPED AREA FOR BRUNSWICK HEADS MUST BE REDUCED 

Residents of Brunswick Heads cannot understand why Byron Bay, which is an 
international tourist destination, only has a small section of 365 days a year STRA 
while Brunswick Heads, which has done all it can not to let the village turn into 
another Byron Bay, has half of the village as 365 STRA! This is absurd and cannot 
happen. 

PRECINTS SHOULD REINFORCE LOCAL LAND USE ZONING 

Precincts can be dangerous things as their impacts are untested and may cause 
more harm than good. I believe the best way to implement the proposed STRA 
changes is to reinforce already existing, tried and tested, land use zones. To protect 
and build a stronger local community I believe all residential zones should be capped 
at 90 days for STRA. This is putting the community first! Hopefully it will increase the 
number of houses available for permenant rentals in the shire. Some long standing, 
well established  STRA areas in residental areas could be exempt. In Brunswick 
Heads this would only be the area  between South Beach Rd and Simpsons Creek. 
Any zones that permit commercial activity, such as Buisness Zone B2 and Mixed Use 
Zone B4,  could continue to have 365 days STRA. STRA is big buisness theses days 
and this is BSCs oppitunity to restrict it to areas where commercial activity is 
permitted. 

THREE MAJOR CARAVAN PARKS IN BRUNSWICK HEADS 

I would like to remind Council that Brunswick Heads already has three large, 
government run, caravan parks that provide holiday accomodation for 365 days of 
the year. These parks are increasing the number of cabins they have available. A 
recent statement from Reflections regarding expansion at Massy Greene Caravan 
Park stated: "The park currently welcomes more than 30,000 visitors each year, 
contributing more than $2.5 millionto the local economy. The new cabin precinct at 
Reflections Massy Greene will enable the park to welcome an additional 1600 
guests, providing a vital injection of $385,000 annually for local businesses and 
tourism operators in Brunswick Heads." Multiple these numbers by three to get an 
estimate of the amount of STRA these three caravan parks provide in Brunswick 
Heads 365 days a year. 

LOSS OF MORE AFFORDABLE HOUSING IF RESIDENTIAL ZONES INCLUDED 

My home is east of Tweed St in Brunswick Heads in the proposed 365 STRA area. I 
have six units either side of me. I know all my neighbours, there are no issues and 
we all look out for each other. I want to grow old knowing the people around me. The 
majority of the units are affordable, permenant rentals. I am concerned that a 365 
precint will change the use of more of these units to holiday lets with a negative 
impact on those of us who live here permanently. It would also reduce the availability 
of affordable housing stock close to amenities in Brunswick Heads. I have counted 
another 15 units in properties on my backlane alone and there are many more in the 
residental areas that are included in the 365 precinct Council has mapped for 
Brunswick Head, all of which are permanently let at the moment. This is the type of 



housing stock needs to be keep for affordable, rental accomodation. I am concerned 
these units will be attractive to STRA investors as they are the most affordable 
properties to purchase in the village. The 365 day STRA precinct in  Brunswick 
Heads should only include the Buisness Zone B2 and Mixed Use Zones B4 along 
Tweed St. This is still a very large area, even though the residential zones are 
removed (see attached map of B2 and B4 Zones in Brunswick Heads). This could 
create a better experience for visitors as they would be around other visitors in the 
commercial zones and would hopfully be more warmly welcomed by locals who are 
not negatively impacted and whose residental amenity and sense of community is 
restored and valued. 

PUT OUR COMMUNITY FIRST 

I believe all residential zones in Byron Shire should be removed from the 365 STRA 
map and included in the 90 day capped zone only. This is a one off oppitunity for 
BSC to put our, some what fractured and under pressure, community first. A strong 
and resilient community could be our greatest asset moving forward.  

 

STRAPP737\3177652\Buisness Zone B2 and Mixed Use Zone B4 Brunswick 
Heads.jpg [SCANNED, FILE SAFE]





Andrew Michelmore 

STRAPP738 

You are trying to increase long term rental accommodation and make it more 
affordable. 

What you are proposing will not achieve this and will seriously impact the viability of 
the support services to tourism in the area. While demand for ST accommodation will 
not change, by decreasing the supply, you will push up prices (ST rent) and owners 
will be able to generate higher rent over a shorter period and not let out their 
accommodation for the rest of the year. This will mean that restaurants, cleaners, 
linen services, hotels, tourist services etc will find it more difficult to be viable with a 
shorter STA rental season. 

So you will fail to achieve your aim and kill the local businesses - for what gain? 

I fully support the analysis and comments in the attached letter 

STRAPP738\3177652\Owner Submission .docx [SCANNED, FILE SAFE]



16 October, 2022 
 
Mayor Michael Lyon 
BYRON SHIRE COUNCIL 

, Byron Bay 
 
Dear Mayor Lyon 
Re: Submission Proposed 90 Day Cap per annum to Short Term Rental Accommodation 
I understand the policy objective of this change in regulation is the following. 
“This is about returning properties in key residential areas to the long-term letting pool by 
setting caps on how many days properties will be able to be rented out for holiday 
accommodation,” Mayor Lyon said. In addition, I understand that as part of this objective 
that increased rental accommodation would support a reduction in homelessness in Byron 
Bay.  
 
1. Lack of Transparent Economic Modelling 
I note that there is no economic modelling published on the Council website to review that 
supports this proposed regulation so it is difficult to understand how this regulation will 
achieve the desired objective without understand the economic modelling assumptions that 
are driving the proposed changes. Good public policy formation should be based on a 
thorough, transparent assessment of the potential impact(s) of various decisions and a 
review of all alternative options.  
In addition new regulation should be prospective and not punitively disadvantage a 
significant cohort of investors who have made an informed decision over many years to 
support the local economy and invest significant capital in Byron Bay. Any ill informed 
regulation is likely to direct future capital investment to regions that welcome the 
investment and the subsequent economic activity and increased living standards that come 
from that investment 
 
2. Reduction in Economic Growth for the Town and Region 
Byron Bay's primary industry is tourism and the economic ecosystem that supports the 
tourism industry (restaurants, cafes, retail, sports/leisure, cleaning, gardening, linen, other 
general trades). Holding all other variables the same, such as Byron's major events strategy, 
and punitively restricting supply of (short term rental) accommodation this proposed 
regulation is likely to cause a combination of a holiday accommodation price increase (with 
price spikes at peak periods) and a shift in demand to alternative substitute holiday 
locations (domestically and internationally). The impact therefore will likely be to reduce 
economic activity, employment and wealth for the Byron community, including a reduction 
in rates and taxes collected by the Council. It will also be increasingly difficult to encourage a 
suitable workforce to the town that is happy to be available to work around peak demand 
periods of the year. Money being directed to alternative substitute locations will also drive 
down employment opportunities and the general economic conditions for the community. 
 
3. Unintended Consequences of Poor Public Policy/Regulation 
It is also worth noting that poor public policy decisions generally create an unregulated 
market that seeks to maneuver or work around such regulation. With this proposal it is hard 
to see how there will not be an increase in unregulated holiday letting where friends and 



family of owners or their friends of friends 'rent' directly from owners and pay a 'wholesale' 
or 'mates rates' rental accommodation to owners. Much of this money will be untaxed as 
part of the 'black economy'. Has this likely outcome been factored into the economic 
modelling?  
 
4. Illogical Geographic Boundary  
Another puzzling aspect to this proposed regulation is the lack of transparency regarding 
the geographic application for the 90 day cap. The whole of the greater Byron township is 
tourism centric so it seems illogical to apply the inclusion zone the way it has been 
proposed. There needs to be greater consultation and explanation as to why the proposed 
boundary has been drawn. 
 
5. Supporting Evidence 
 
I am a rate payer and owner and will not be adding my properties to the long term rental 
pool because:- 
 (a) we use them frequently throughout the year  
 (b) the long term rental market does not support the price required when compared 
renting the properties for 90+ days per year. As stated above the Byron economy is centred 
around tourism; the workforce for this industry does not earn the required income to pay 
the rent for most of these short term rental properties. 
 
6. Conclusion 
In conclusion it is difficult to see how this regulation will achieve the stated objective 
because of the reasons highlighted above.  
 
Andrew Mitchelmore 



Leigh Colyer 

STRAPP74 

The zoning that council have proposed needs to be extended. Council need to 
include in the exemption zoning any properties between Bay Lane and Jonson Lane 
development.  

These properties are where tourists want to stay and are not suitable for long term 
rental. 



Ian Webster 

Joint Owner of  Byron Bay 

STRAPP740 

The proposed limit of 90 Days should not include 22 Bay Street and the surrounding 
properties (Bay Royal and Beach Suites) as they've always operated as short term 
tourist accommodation with On-Site Managers, and there is no negative impact on 
the community if they continue to do so. 

We request that all of Bay Street be included in the proposed 90 Day exemption 
area. 



Kayla Clanchy 

Shelter NSW 

STRAPP741 

To the STRA Project Team at Byron Shire Council, Please see attached Shelter 
NSW letter of support for the proposed lowering of STRA day-cap for mapped areas 
in the LGA. Thank you kindly, Kayla Clanchy 

STRAPP741\3177652\221031_LetterOfSupportByronBaySTRAPlanningProposal_su
bmission_final_KC.pdf [SCANNED, FILE SAFE]
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31 October 2022 

 

To the STRA Project Team at Byron Shire Council, 

 

RE: Planning Proposal for mapped regulation (day caps) of Short Term Rental 

Accommodation 

 

Shelter NSW thanks Byron Shire Council for the opportunity to comment on the lower-day cap 

Planning Proposal for Short Term Rental Accommodation (‘STRA’).  

Shelter NSW has been operating since 1975 as the State’s peak housing policy and advocacy 

body. Our vision is to create a sustainable housing system that provides secure homes for all. 

We pursue our vision through critical engagement with policy, practice, and thought leadership. 

We provide systemic advocacy and advice on policy and legislation for the whole NSW housing 

system to resolve housing inequality. 

We are especially concerned for low-income households which struggle to afford good-quality 

and well-located housing in the private market. 

Shelter NSW has strengthened its interest in and advocacy for regional housing solutions in 

NSW. In May 2021, we formally engaged the Regional Australia Institute (‘RAI’) to undertake a 

review of every local government area in regional NSW. Our investigation found that Byron Bay 

is the second highest ranked locality of concern when it comes to housing pressures in 

regional NSW. A copy of this report can be found here; we intend to update data inputs with 

2021 Census information in early 2023 and will share our refreshed report in due course.  

We support the balanced approach Council is taking in mapping certain areas of Byron Shire 

as potential “all-year round” non-hosted precincts versus 90-day capped non-hosted precincts. 

We are of the view that this strikes the right balance between local resident requirements for 

secure, more affordable housing and visitor economy goals. We are further heartened by the 

simultaneous Planning Proposal for Byron Shire to introduce an Affordable Housing 

Contributions Scheme and we foresee these two policy levers working together to materially 

improve the lives of low-to-moderate income households. 

Shelter NSW supports the exhibited peer-reviewed reply by Professor Peter Phibbs to the 

Economic Impact Assessment. Professor Phibbs’ reply touches on various aspects of the 

Economic Impact Assessment (‘EIA’) by Urbis that we found lacking. The weighting of 

stakeholders in the EIA was rightly called out by Professor Phibbs (p. 4):  

https://shelternsw.org.au/wp-content/uploads/2021/11/NSW-Regional-Housing-Need-Report.pdf
https://www.byron.nsw.gov.au/files/assets/public/hptrim/land-use-and-planning-planning-local-environmental-plans-working-documents-lep-2014-amendments/26.2020.1.1-stra-planning-proposal-appendix-3-peer-review-of-economic-impact-assessment-phibbs-2021.pdf
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No social impact analysis would consider that the social harms of visitors having to spend 

more for visitor accommodation is the same as the social harm of a family being able to 

access a dwelling in township in which they have been a long term resident. 

The positive economic and social impacts that will occur in the Shire as a result of more owner-

occupiers and renters having relatively higher disposable incomes as a result of greater housing 

security and affordability has likely been underestimated in the EIA. Further, Professor Phibbs 

goes on to state (p. 6): 

The advantage of long term tenant expenditure is that it occurs across the year so can provide 

more stable employment in Byron rather than just providing employment in the holiday 

peaks. Tenant expenditure would also support employment in service industries such as 

health and child care that are unlikely to be supported by a visitor economy. 

Industries which are currently struggling to attract workers may have a greater pool of 

applicants due to increasing housing affordability and security of tenure. Retaining critical 

workers in hospitals and health settings may improve as well. These community-wide goods 

and services are necessary for the sustainable growth and wellbeing of any township. 

The localised changes to STRA regulation as put forward in the Planning Proposal will provide 

further certainty to the hotelling industry and may stimulate investment in this sector for 

purpose-built accommodation in and around Byron to make up for any “short fall” in visitor 

accommodation. It is not clear if, or how, this market aspect has been evaluated in the EIA.  

Shelter NSW understands that the Department of Planning & Environment (‘DPE’) is enacting a 

wait-and-see approach to the impacts of its 180-day STRA cap being introduced in November 

2021 in the Housing SEPP. Metro Councils are opted into this 180-day cap automatically, and 

regional Councils must apply to be opted into the 180-day cap. This blanket 180-day cap and 

monitoring approach may be appropriate for some parts of Sydney, but it is not appropriate 

for Byron Bay, as Professor Phibbs points out (p. 7): 

Perhaps if this issue was better understood by the authors [Urbis], it would have been more 

obvious that a planning control in Sydney where short term rentals make up about 5 percent 

of private long term rental properties might need to be adjusted for a market where the 

equivalent ratio is about 200 percent. 

Additionally, Shelter NSW is aware of metro Councils – such as Randwick City Council – that are 

attempting to opt-into a lower 90-day cap. Randwick’s comprehensive LEP review had to 

abandon lower-cap STRA provisions to satisfy DPE’s gateway determination. We hope learnings 

from the Bryon case can be utilised by Councils across the State wishing to opt-into lower day 

caps for non-hosted STRA.  

https://www.afr.com/policy/economy/in-byron-bay-it-s-never-been-harder-to-find-workers-20220915-p5bidw
https://www.theguardian.com/australia-news/2022/feb/06/in-northern-nsw-housing-instability-is-becoming-a-health-risk
https://www.theguardian.com/australia-news/2022/feb/06/in-northern-nsw-housing-instability-is-becoming-a-health-risk
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Lastly and in response to the Planning Proposal process itself, we are of the view that DPE 

should be more accommodating to Council requests for alternative regulatory approaches to 

the STRA issue than those allowed by the Housing SEPP (and indeed in circumstances where 

Councils are attempting to work within the existing Housing SEPP framework to seek lower day-

caps). Consistency in STRA regulation across jurisdictions serves the purpose of shoring 

up STRA property investor confidence in converting dwellings to quasi-hotels, but does 

not serve the expressed needs and will of local communities in wanting to preserve 

homes for housing. 

Please contact our Policy Officer, Kayla Clanchy ( ), should you wish to 

discuss our submission in more detail. 

 

Sincerely,  

 

John Engeler       Kayla Clanchy  

Chief Executive Officer, Shelter NSW   Policy Officer, Shelter NSW 

 



Colin Hussey 

ASTRA Byron 

STRAPP742 

Please see the attached letter. 

STRAPP742\3177652\ASTRA Byron Submission.pdf [SCANNED, FILE SAFE]









Kevin Nestadt 

STRAPP743 

We object to the 90-day Non-hosted STRA proposal. See submission attached 

STRAPP743\3177652\Submission to Byron Council Re 90-day STRA 
Proposal_Kevin Nestadt_31Oct22.pdf [SCANNED, FILE SAFE]



ASTRA Submission to Oppose the 90 day pa Council Proposal  – Kevin Nestadt 31/10/2022 

I write this submission as my wife and I strongly oppose the proposal to reduce STRA in select areas 
of Byron Bay to 90 days per annum for non-hosted properties, on the basis that this will increase 
housing capacity. 

I have first described our personal situation and experience below, and then summarised some of 
the more general objections to the proposal. 

As regular visitors to Byron Bay for over 30 years, we decided to purchase a property initially for 
personal holiday/rental reasons and ultimately to live/work/retire to. 

It took many years to eventually get a new house development approved, initially due to limited 
sewerage capacity, but the house was eventually approved and built. Significant $ contributions 
were made to Council, including paying for partial road upgrade, as part of the development permit 
process.  

Bank loans were obtained based on the returns we would achieve from holiday rentals amongst 
other things. 

We are not “wealthy investors” but just happened to buy the property at a time when it was 
affordable. 

Our STRA house is high quality, and we have a responsive and professional local property manager / 
host who “meets and greets” guests and looks after all aspects of the house including maintenance, 
providing local recommendations to guests and support, etc.  We take great pride in the house and 
are particularly sensitive to our neighbours and the local community. We have strict screening 
criteria and house policies. In the nearly 9 years of operating the STRA house, we have never had a 
complaint from neighbours or anyone else. 

Over the years we have had guests staying for all sorts of reasons and occasions – whether in Byron 
for a wedding, a music, sporting activity, writers, or dance festival, just to chill in a quiet part of 
town, or in recent COVID times, as a work-from-home opportunity break. 

Groups and families love the choice of having good living space, quiet, being away from the crowds – 
whilst also being close to town and beaches.  

The house offers much that standard accommodation doesn’t – easier for families, easier for people 
with a disability, for people who have a baby, older people who have support, and those who 
possibly want to bring a pet etc. This type of accommodation offers more amenity, privacy and a 
‘home away from home’ feel. 

The imposition of the 180-day STRA restriction has already been a ‘kick in the guts’ and does not 
make any sense in the context of a situation like ours. It only ensures our property remains empty 
for longer. The proposed 90 days restriction is thus unfathomable. 

Byron, like many holiday destinations and areas in the Norther Rivers have in recent years suffered 
due to a combination of factors such as COVID, flooding, ongoing heavy rainfall with many 
businesses closing and experiencing economic loss. Occupancy of our STRA was very low and 
maintenance costs high. The 90-day STRA proposal now comes at a time with rising interest rates 
and rising cost of living, let alone everything else. The costs to service bank loans have almost 
doubled, as has all other maintenance and other costs.  



The 90-day restriction will bring about untold financial stress on the many people who rely on this 
source of income to cover their costs, and to support their families. Here are some of the costs we 
try and cover with STRA and other income. 

NSW Land Tax for a ¼ acre block is ¬ $23,000 pa, Council Rates are ¬ $9,000 pa, insurance if one can 
afford it is at least $5,000 pa. Maintenance could be another $10,000 - $15,000 pa based on actual 
events and issues e.g. Roof leaks…. And that excludes bank loan interest and repayments, the cost of 
utilities, management, security, and many other things. 

In summary, we object to the 90-day proposal for the following reasons: 

1. It will limit accommodation choice and capacity – Customers/ guests want choice – not only 
as to the type of accommodation, but also the location of that accommodation. Guests 
come up for weddings, festivals, writers, music etc – in many cases want to be centrally 
located and not on the beach. Council’s proposal for zoned areas creates artificial ghettos, 
and disadvantages, and thus restricts visitor choice, reduces accommodation capacity (and 
dampens tourism/business growth) and concentrates the accommodation $ in fewer hands 
– with likely increases in overall pricing, given the obvious effects of supply and demand. 
Accommodation capacity and choice help to drive business growth and employment, and 
the opposite is also true. 
 

2. This strategy will not free up and increase housing capacity. We would not put our house 
up for long term rent but leave it emptier for longer. It would be used more for friends and 
family only and for STRA on a limited basis.  If financial issues became significantly more 
stressful, we would investigate opportunities to have the property hosted.  
 

3. It appears confusing that Council has dropped the recommendations of the Urbis Study 
(anti 90-day restrictions) to then appoint someone who subsequently comes up with 
recommendations consistent with Council’s (pro-90-day restriction) strategy.  
 

4. Many high end STRA houses not well matched to the demands of long-term renters. 
Having spoken to real estate agents in Byron this week, my understanding is that a large 
percentage of the demographic looking for long term rental accommodation would not 
necessarily be willing to pay higher rents for our type of house, and secondly, that with 
higher interest rates and living costs, rental demand in Byron has dropped given rising costs 
and less people moving around. 
 

5. Homeowners (as described above) will incur financial stress with reduced income with the 
90-day restriction – and this will impact livelihoods and the lives of families. Council, in one 
of its submissions, completely underrates the impact of this financial stress. If, as Council 
claims, there are 5,428 non-hosted holiday home, then there is high impact particularly 
when considering the multiplier affect these STRA homes place on the broader 
maintenance, wedding, hospitality, building, business, restaurant/cafe sector. If, there are 
only 1,136 non-hosted holiday homes (as of 31 August) on the STRA Register, then the 
potential number of houses that will theoretically returned to the rental pool is not worth 
the pain and anguish 
 
 



6. Businesses and employment associated with the STRA industry and Tourism in Byron will 
be impacted unnecessarily. We currently spend significant $ on a range of goods and 
services, and for many, this is their sole source of income. With reduced STRA availability 
this spending will reduce.  
 

7. The STRA industry is being unfairly and consistently attacked. The STRA industry, if well-
regulated and managed, provides all round benefits in a democratic and distributed manner.  
 
Why is STRA continuously being attacked? It feels like STRA is the scapegoat for all housing 
and other problems besetting Byron Bay. Byron Shire suffers from years of poor planning 
and performance around housing and growth.  This issue continues to divide …. why are 
hosted STRAs treated differently to un-hosted ….. Targeting non-hosted STRA homeowners 
is creating an unhealthy divisive environment, without real solutions. 

 

We believe that imposing this 90-day restriction will not only financially impact homeowners, 
business owners and employment, but will impact a whole raft of industries – hospitality, events, 
functions and particularly tourism, upon which Byron continues to rely on for its growth and stature. 

We don’t believe the imposition of this policy will do anything material to increase housing capacity. 

 

I hope this submission helps to provide more balance to this debate. 

 

Yours faithfully 

 

Kevin Nestadt 

 

 

 

 

 

 

 

 



Tricia Shantz 

not relevant 

STRAPP744 

I am writing in strong support of Council's 90 day cap on short term holiday letting. I 
am writing this as a long-term resident, 40 years, as a Social Planning Consultant, 
and a small business owner; Rusty Miller Surf and Byron Guide magazine as well as 
being on the Board of the Byron Bay Community centre. I believe that STRA needs 
to be regulated as I have seen what unregulated holiday letting has done to the long-
term rental market for people in Byron Bay in particular. The original intention of 
Airbnb was for people to rent a spare bedroom in someone's house or apartment, it 
was cheaper, they stayed with a local and the local shared what that meant and 
received some payment. Buying and renting a whole house is not what it's about. it's 
not cheaper, it's not local - nobody wins except the person owning the house. I think 
council should go further, as do many other places in the world, eg San Francisco, 
where the council receives some money from the rental. This then can be used to 
build and/or improve infrastructure.  It really makes sense. The STRA has impacted 
negatively such that essential service workers, eg paramedics, teachers and nurses 
have been priced out of the market in Byron. Additionally, baristas, cleaners and 
hospitality workers can't find accommodation. The stories of hardship are endless. I 
see the 90 day cap as the beginning  of regulation that needs to go even further. 
Regards Tricia 



Wandy Hochgrebe 

STRAPP745 

Please find here my submission for the proposed changes to the STRA properties.  

My point of view is that tourist accommodation should only be supplied by approved 
operators. If this means that a local family goes on holidays over Easter or summer 
and rents out their house or does a house swap, so be it, but houses bought and sold 
with the sole purpose to run a business….. Absent landlords that own a number of 
houses and all of them are used for STRA. 

If this cannot be done there should be a 90-day cap on all premises that do not have 
an official license and a proper compliance approach from Council with support from 
the State Government. Why can this be done everywhere else in the world, but not 
NSW, Australia? 

From Council’s web site it seems there are only three choices: 

- everything 365 days a year 

- precinct with 365 days a year plus all other areas with non-hosted accommodation 
180 days a year, hosted 365 days a year 

- precinct with 365 days a years plus all other areas with non-hosted accommodation 
90 days a year, hosted 365 days a year 

Has Council done an environmental impact study on their proposal? Are there 
numbers other than economic ones? Would Council know exactly which dwelling is 
being used for STRA? Would Council receive support from the Government - State 
or Federal - to keep infrastructure intact. What about the increase of number of 
people living in houses that were built as residences. Tourist use water and electricity 
for example very differently from someone living somewhere and paying for these 
things. 

If the above three options are the only ones, I feel obliged to say that I would choose 
the 90-day cap on non—hosted properties outside of the 365-day precincts as there 
is no real alternative offered. What a frustrating choice!  

I think the precincts chosen for the 365-day cap are a disgrace and a huge loss to 
our community. I would absolutely love to see that go. Approved accommodation 
only should be able to offer accommodation!! Every single beach front area is gone :-
( 

My family and I will need to go ‘into a precinct’ to go for a walk on the beach and 
enjoy my own town I have been living in for the last 22 years.  

The few locals that might still reside there will leave; sell up for lots of money as living 
there will be unbearable and tenants will no longer be able to afford living there.  
Houses built in those areas will be huge to accommodate groups of 10 or more only. 
Built to cater for holiday makers, not for anyone to ever live there. 

The 180 day cap does not make any sense either. Would that mean theses houses 
are empty for 6 months of the year? Or do the authorities believe that people will 
want to rent those houses in between bookings? But if they only rent eg. in between 



the end of January and Easter how can this not be short-term?? Does that count as 
renting a residence? What if they are from overseas for a holiday? 

So, 90-day cap is the only other option. How will this be regulated and policed? Does 
the Council dictate which days these are? I’d suggest: Mid-December until the end of 
February (75 days), Easter (7 days). Splendour (5 days) and the Writers Festival (3 
days). Else this does not make sense.  

You can't just say:"If a place is used 180 days a year, there are 185 nights for a local 
to live there." How does that work? How does Council know how many people will 
go: "Oh that is no longer worth my while. I'm going to rent out to a regular local from 
now on" 

If people rent their house out for peak-time 90 days they can make $80,000 - 
$120,000 per annum. Will they rent out the rest of the time? Is it worth their while to 
look for tenants in between bookings with having to move them on every time they 
can get some bookings. 

Who is in charge to police? Will anybody who decides they might want to give this a 
go need to register? Do they need to update their bookings once a month with 
Council or whoever monitors this? Can they loose their license if they don’t comply or 
make their neighbour’s lives hell - oh wait, no they can’t, because they don’t have 
one. 

What about STRA in general, whether or not they are in a precinct or not. Will those 
premises be fire safe and checked every 6 months? Do these premises offer access 
to people with disabilities? Will the rates increase  (pro-rata)? What about people 
who rent, sub-let with the approval of their landlord? Will those premises offer off-
street car parking or have a limit on how many cars can park there? Is there a limit of 
number of guests? How does this work with Council planning for drinking water and 
waste water? Do those properties that offer STRA in any form or shape contribute to 
the infrastructure (SEPP 94 - $5000 per bed for an ordinary B&B)? 

Where do locals go when there is an ongoing problem with noise, waste, parties. 
Council Staff from Monday to Friday 9 am - 4 pm with some dysfunctional ‘Hotline’ to 
call if there is a problem outside those hours? Or the police who will just say:”Call 
Council on Monday”? How come that in 30 years there still is no solution to this 
problem?? 

And then the hosted accommodation, which used to need a B&B approval from 
Council. Very similar questions. Do they need to comply with any regulations? Does 
‘having a host on-site’ count when they have a 16 year old school girl sleeping in the 
garage (yes, anecdotal, but this did happen)? Or do they just have to have a second 
dwelling on-site? 

This is just such a mess! I really don’t know what to say…. I have made countless 
submissions on the topic of STRA in the years I have been living here and all of them 
have fallen on deaf ears as it seems to be just too difficult. The Council compliance 
team has been unable to actually deal with people not complying in general. For 
decades people have just been renting out their houses with anything done and just 
talk, talk, talk…. 



Sophia Cowen 

STRAPP746 

Dear Council, I am a long term resident of Byron Bay. I own the home that I live in 
with my family on Massinger St and my Dad owned it before me. The un-hosted 
STRA situation has been a problem for me, from various surrounding properties, over 
the years.  

While my Dad was dying at home I had to worry about people getting loud and drunk 
in the un-hosted STRA property next door. When I was renting our house out to 
permanent residents of the Byron Shire at a reasonable rate, the un-hosted STRA 
property next door drove them berserk, until they left for Mullumbimby. When I am 
putting my child to bed at nights or trying to get a decent nights sleep for our busy 
days ahead we are often subjected to, or are woken up by, the conversations, loud 
singing, whoops of revelry or loud pool splashes of the un-hosted STRA guests 
surrounding us.  

Of the 7 neighbouring properties that surround us, 5 are currently un-hosted STRA's. 
I find the noise issues the worst. I find the lack of a continuous community to be 
isolating. The noise issues, coupled with the lack of effective recourse or onsite 
management, effect me so badly that they are pushing me towards selling up.  

I support council’s efforts to begin to impose restrictions on the un-hosted STRA 
industry. The 90 day cap is something, although I fear that it will not be enough. (90 
days is still every holiday plus 2-3 months of every weekend). So, depending on the 
type of guests, the way the place is monitored by its’ property managers and the 
disposition of the owners; 90 days could still allow for a lot of noise disturbance.  

Systems need to be put into place so that un-hosted STRA’s can function for their 
90-days without unduly disturbing the neighbourhood. Clear rules need to be made 
for un-hosted STRA’s to follow. The onus needs to put on the property managers and 
owners to ensure their un-hosted STRA guests are following the rules. At the 
moment much of the burden of managing/policing un-hosted STRA guests falls on 
residing neighbours.  

I find the lack of effective recourse for noise disturbances from un-hosted STRA's as 
stressful as the disturbances themselves. For example, I can't get hold of the Luxico 
property manager at 1 am to come and do her job of ensuring the guests aren't 
outside after 10 or 11pm. It's up to me to do something about it. The police or HLO 
‘may’ come and do something about it at ‘some time’. The hour or two that it takes for 
these services to kick in (if they even do) or the fact that noise can be intermittent or 
that guests can just misbehave, mean that these just aren't adequate measures at 
keeping the peace. So, in the end we've done the work for the owner/property 
manager plus we've born the brunt of the disturbance through lost sleep and peace. 
Also, when a new un-hosted STRA is set up it has taken me months to go through 
the property managers, get hold of the owners, go back and forward explaining and 
providing evidence before any change is made. And then I am really at the mercy of 
the owners good will because there are no enforceable rules that the un-hosted 
STRA business has to adhere to.  

The onus needs to be on these commercial business’ that are being set up in 
residential neighbourhoods to do the right thing by the neighbourhood. There needs 
to be penalties that incentivise these business’ enough, that from the outset, they will 
effectively prevent problems for the neighbours. 



In regards to the areas in which council proposes that un-hosted STRA could operate 
365 days; i would support this as long as there are no long term residents left in 
there. It seems wise to me to make a kind of commercial precinct where the needs of 
the people in an individual property align with the neighbouring properties. At the 
moment the un-hosted STRA’s needs do not align with the residents. Un-hosted 
STRA guests are in a heightened holiday state which is noisier than the day to day 
living that surrounds them.  

  

I also run a hosted STRA and so have received correspondence from Airbnb, 
owners’ groups and business’ from around the shire about councils proposed 
restrictions on non-hosted STRA. These groups are strongly opposed and have 
openly requested that property owners get their friends and families to submit 
opposition to councils proposal. Given that, of my surrounding neighbours only 2 of 7 
are actually residing here, I worry that the odds are already stacked against us 
permanent residents. Can we ensure that the voices of the people that actually 
reside here are not going to be drowned out by the sheer numbers of investment 
properties or un-hosted STRA funded holiday homes?  

This moment in time is about saving Byron Bay from becoming a kind of holiday 
makers village devoid of community spirit. We are in a unique historical moment 
driven by the home sharing economy. Now is the time to shape this moment in a way 
that will provide a town worth living in, indeed a town that is actually liveable, far into 
the future. The 90 day restrictions on un-hosted STRA’s that council proposes are a 
good start. However, depending upon how the un-hosted STRA is managed, this 
could still allow for quite a bit of noise disturbance. Further to the 90 day restriction 
there must also be better rules, management and policing systems put in place for 
un-hosted STRA’s. These measures should be geared towards the un-hosted STRA 
business taking responsibility for neighbourhood peace from the outset rather than 
neighbouring residents bearing the burden of policing un-hosted STRA's. 

 



GRANT CLEMENTSON 

STRAPP747 

Agree fully with the 90 day rule. Affordable housing for local workers is essential for 
both businesses and residents. Non occupier investors should pay high council rates 
just as approved accommodation providers do. It's been done successively in 
towns/places like Margret River or Queenstown Lake District council which require 90 
day approvals and higher rates. 

 



Suzanne Kelly 

STRAPP749 

I support reducing non-hosted short-term rental accommodation (STRA) from 180 
days to 90-days per year for most of the Byron Shire. I believe it should be for all of 
the shire but, small mercys.  

With the number of large scale tourist developments on the table at present there is 
ample supply for tourists. There will be Bohemian, The Barbotine  (41 appartments), 
2 hotels in Marvel Street and a DA has now been submitted for a huge 
redevelopment of 29 Shirley Street (and Milton). And then there is the old 
Woolworths site. Such developments will provide substantial and appropriately zoned 
tourist accomodation that will more than cover the perceived reduction in bed spaces 
from  Councils precinct based solution. The residential areas need to be protected.  

These large developments, plus more, will redefine Byron. There needs to be limits. 
Byron needs to survive as a living town not just a tourist dump. 

I can never understand how residential zoned areas can have such blatant 
commercial ‘boutique hotels’ on them. 



Mark Gilmour 

STRAPP75 

This is not a good solution to address the housing issue. This will greatly impact my 
business and potentially send me into liquidation, along with others I know who rely 
on a healthy tourism industry. As a rate payer and Byron resident I’m strongly against 
this proposal, a proposal that does little to actually address the issue it is supposedly 
solving, but will significantly directly damage small Byron businesses and damage 
the tourist economy, on which Byron is so reliant. A sensible approach to increasing 
supply of housing is the only way forward, not simply changing the use structure of 
what is here, cutting off your own hand to spite your foot. 



Adrian Zakaras 

Newton Denny Chapelle 

STRAPP750 

See attached letter 
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Rick Slater 

ByronBay.com PTY LTD 

STRAPP753 

Thanks for the opportunity to submit my thoughts on this proposal. 
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31 October 2022 
 
My name is Rick Slater, I have been working within the visitor economy in Byron since 1997 when I 
started my byronbay.com business, and I have been an active board member with Destination Byron for a 
number of years. 
 
I have paid close attention to the STRA issue since Byron Council issued their initial one million dollar per 
day fine about 15 years ago, then through to the State govts constant delays at presenting a state-wide 
solution, and most recently to Byron Council seeking a special 90 / 365 day cap.  
 
I do not own nor manage any STRA's but a number of STRA's &/or their agents have and do advertise 
with my byronbay.com business. 
 
To begin, I am aware that Australia, measured against any metric (income, GDP, rents, etc.), has some of 
the most expensive real estate in the world. Which has been continuously re-enforced with govt policy 
for the past 30+ years. It is my personal view is that increased STRA's activity around Australia is a 
symptom of the housing crisis - NOT the cause. 
 
Summary 
 
In short, I believe an accurate count of STRA’s and deeper understanding of the effects the 90/365 day 
caps will have on residents, communities, businesses and tourism is needed before such a proposal can 
be considered. I would like to see Byron Council work within the new(ish) State Govt regulations to both 
shut down the unapproved dwellings and non-compliant STRA’s while at the same time using the data to 
produce an up to date, accurate and transparent count of STRA’s in Byron Shire. Further, it is clear to me 
that Byron Council must appoint a tourism officer and approve a tourism plan that can help guide them in 
the future. 
 
With all this in mind, I will make the following six points. 
 
1. Due Process 
 
Byron Shire mayor, Michael Lyons has been making out the 90 day cap is a done deal - citing the vote will 
be 7 to 2 in favour of the 90 day cap proposal. 
 
Page 4 issue 117 Northern Rivers Times from October 6 - 
https://issuu.com/heartlandmagazineaus/docs/the_northern_rivers_times_edition_117 
 
"Mayor Michael Lyons believes Council will vote 7/9 in support of the 90 day cap on non-hosted STRA"  
 
Tamara Smith, MP for Ballina posted on the 90 day cap proposal in June 
 
"This is a big win for our community after a decade of lobbying the state govt! The planning Minister just 
announced that Byron Shire Council now has the authority to shape the way our villages grow rather than 
property developers and market forces-it can cap holiday letting at 90 days in Byron Shire. It's 
disappointing that it won't come into effect for another 12 months given the housing crisis we are in 
made worse by the floods...but it will bring at least 1500 whole homes into the private rental market and 
that is to be celebrated." 
 
It seems clear to me from these sorts of publications and posts that our community leaders are pandering 
to their followers, I just hope behind closed doors they take their responsibilities more seriously and do 
take the time to read the submissions, examine the data and question the potential outcomes. 
 
 



2. Number of non-hosted STRA's 
 
Based on all the data available to me, the premise that there are 5,248 non-hosted STRA’s in Byron Shire 
is mathematically impossible. 
 
Byron Council supplied a few data sources to the URBIS consultants, and URBIS decided to use the 
AirDNA data - a third party website that 'scrapes' (collects) STRA listings from multiple online sources. 
 
And, using this data between Jan 2016 - June 2021, URBIS concluded that AirDNA listed 5,248 non-hosted 
STRA's in Byron Shire, which is the foundation of their report dated November 2021. 
 
Using a free account at AirDNA on 11 October 2022, for Byron Shire, I see there are 2,189 active STRA 
listings (211 as private rooms) or 1,978 non-hosted STRA's. 
 
Also, since 1 February 2022, all (hosted and non-hosted) STRA's in Byron Shire have to be registered to be 
able to use the major online travel agents (Airbnb, Booking.com & Stayz). 
 
As at 31 August 2022 there are 843 hosted STRA's and 1,136 non-hosted STRA's registered in Byron Shire. 
The 1,136 non-hosted STRA’s are based on the STRA owners who have registered in the 7 months to 31 
August 2022, it is likely that there are STRA owners who have not yet registered. 
 
If we are going believe AirDNA numbers of 5,248 in the URBIS report dated Nov 2021. Based on AirDNA 
listings at 11 Oct 2021 of 1,978 non-hosted STRA's, then 3,271 properties have already been returned to 
the full time residential pool since November 2021 (the URBIS report date).  
 
If we look at the number of registered STRA's at 31 August 2022 of 1,136, then 4,112 properties have 
already been returned to the full time residential pool since the URBIS report. 
 
Looking at the huge variations between the numbers being used in the URBIS report (5,248) compared to 
the numbers in AirDNA currently (1,978) and the number of registered non-hosted STRA's (1,136) - the 
only conclusions are either the 5,248 was wildly inaccurate or thousands of dwellings have already 
become full time residential. 
 
Either way - it seems clear that an up to date, accurate and transparent count of non-hosted STRA's is 
needed prior to proposing, let alone deciding on a 90 / 365 day cap. 
 
3. State-wide regulations 
 
Byron Shire's participation in the state-wide regulations was delayed a few months, but since 1 Feb 2022, 
all STRA's in Byron Shire have to be registered to appear on the major online travel agents websites. 
 
If Byron Council is aware of up to 4,112 (the 5,248 STRA's used in the URBIS report less the 1,136 non-
hosted STRA's registered with services NSW) non-hosted and NOT registered STRA's in Byron Shire, what 
has been the process open to Byron Council through the state-wide regulations to shut these properties 
down over the last 9 months? 
 
Of the 1,136 registered non-hosted STRA's since 1 Feb 2022, has Byron Council looked to confirm each of 
these properties are approved dwellings and meet all the registration criteria? Have any of the non-
compliant but registered STRA's been shut down for being an unapproved dwelling or non-compliant? 
 
4. Precincts 
 
A number of 'precincts' are being proposed where non-hosted STRA's can operate 365 days per year. 
 



I am concerned that once an area is 'approved' for 365 day per year STRA, people will begin investing in 
these precincts to take advantage of the un-capped STRA opportunity. 
 
Where I can easily imagine a 90 day cap rule being increased or removed over time, I cannot imagine a 
365 day precinct being reduced once people begin to invest for that purpose.  
 
With such conflicting numbers between the URBIS reported 5,248 and the 1,136 that have registered 
being used to justify the need for a 90 day cap, AND the 365 day zones being presented as a way to 
balance the proposed 90 day zones... 
 
What long term advice and assurances can Council provide to ensure that these unprecedented and 
fundamental changes will not result in a host of unintended consequences to the communities and 
residents in the long term? 
 
And, what will happen to the full time residents living within the precincts as the STRA investors 
inevitably move in? Where will they live? 
 
5. Desired Outcomes 
 
This proposal seems to be focused on making more of the existing dwellings in Byron Shire available for 
residential use. With community leaders telling their followers a 90 day cap will bring at least 1500 whole 
homes into the private rental market. 
 
On page 64 of the URBIS report "Chart 2.28 – AirBNB and HomeAway Properties by Occupied Days (Jan 
2019 – Dec 2019)" shows occupancy across different areas within Byron Shire in the 2019 calendar year. 
Byron Bay had the smallest percent occupied for less than 90 days at 54%, while the more suburban 
areas like Ocean Shores had 74% occupied less than 90 days. 
 
On page 67 of the URBIS report "Table 3.1 – STRA Owner Responses to Different Policy Options", STRA 
owners were surveyed and if a 90 day cap is approved; 
 
61% will continues to STRA 
32% will shift to long term rental 
7% will sell 
 
Based on these 2019 (pre-COVID) occupancy rates and survey results - how many of the 1,136 registered 
STRA's that fall within the proposed 90 day cap precincts are likely to become long term rentals? 
 
How many residential properties fall within the un-capped 365 day precincts will be lost to STRA over 
time? 
 
Further, the 90 day cap proposal, like the state wide regulations, does not place any limits on hosted 
STRA's. As at 31 Aug 2022 there were 843 registered hosted STRA's in Byron Shire. When I think of the 
hospitality workers who are often cited as being unable to afford to live in Byron Shire, which is the 
thinking behind the 90 day cap proposal, I think of people living in share houses. 
 
What affect does the un-capped hosted STRA's have on affordable share housing in Byron Shire? And, 
why wasn't limits to hosted STRA's included as part of this proposal? 
 
6. Tourism Plan 
 
Usually, local governments have a 10 year tourism plan, and for the year or so pre-COVID, Byron Council 
worked on their Sustainable Visitation Strategy (a re-named Tourism Plan) for 2020 - 2030. These tourism 



plans fit within the broader regional, state and national tourism plans. However, due to COVID (initially), 
it was never adopted by Byron Shire Council. 
 
How can a popular tourist destination like Byron Shire make any decisions that will affect tourism without 
referring to their tourism plan (in fact, Byron Council doesn't even employ a tourism officer). 
 
Previous tourism plans, as well as the regional and state plans often cite the benefits of low impact / high 
yield tourists - in other words families. And, these same tourism plans also cite the benefits for dispersing 
visitors throughout the year and across the region. 
 
Limiting many STRA’s to 90 days per year will likely see STRA owners focus booking to weekends and 
festival periods. And, it is also likely that they will charge a premium for this limited availability. 
 
Without a tourism officer or a tourism plan, what effect is Council anticipating this will have on; available 
accommodation options suited to family visitors? mid-week trade across all Byron Shire businesses? the 
effect on the wider region? the effect on weekend traffic? the effect on Byron's 'party town' image? and 
so on?   
 
Conclusion 
 
I strongly believe the starting point for such an important decision should be an accurate and transparent 
count of all STRA's in Byron Shire. And, in the time since the URBIS report was published, the State Govt 
has put rules and regulations in place, that include a transparent and accurate count of all STRA's in NSW. 
 
Based on the more current count of STRA’s and URBIS reporting that just 32% of STRA owners within the 
90 day cap zones will switch to residential, the idea of gaining 1,500 residential rentals is mathematically 
impossible. 
 
Further, once investors move into the 365 day zones and push out the existing residents, I believe the 
likely outcome of the 90/365 day cap will be a net loss of residential dwellings in Byron Shire. 
 
With Byron Council stepping outside the state govt regulations for both the proposed 90 and 365 day 
zones, what level of litigation is Council anticipating / able to afford?  
 
And, finally. The URBIS report based on 5,248 non-hosted STRA's suggested the existing 180 day cap as 
the best option, what would the report have said based on the current AirDNA count of 1,978 or the 
current number of registered STRAs of 1,136?  
 
In short, I believe an accurate count of STRA’s and deeper understanding of the effects the 90/365 day 
caps will have on residents, communities, businesses and tourism is needed before such a proposal can 
be considered. I would like to see Byron Council work within the new(ish) State Govt regulations to both 
shut down the unapproved dwellings and non-compliant STRA’s while at the same time using the data to 
produce an up to date, accurate and transparent count of STRA’s in Byron Shire. Further, it is clear to me 
that Byron Council must appoint a tourism officer and approve a tourism plan that can help guide them in 
the future. 
 
 
Kind Regards 
 

Rick Slater 
Byronbay.com 
31 October 2022 



Daniel Brodecky 

STRAPP757 

I was interested to hear Byron Shire is looking to reduce the 180 day cap to 90 days? 
As a business owner for more than 20 years the decision doesn’t make any justifiable 
sense for the community and or the environment. 

  

The community requires affordable housing therefore why not add a ‘community tax’ 
to each person staying in Byron Shire whether it’s at a hotel and or Airbnb. This tax 
can go to building affordable housing. 

The environment requires a dedicated team to ensure its looked after including 
infrastructure maintenance to limit travellers impeding into certain areas, once again 
charge the visitors. 

  

It is not fair to limit tourist to the area, they deserve and have the right to visit this 
beautiful part of the world. 

  

https://economy.id.com.au/byron/tourism-visitor-summary In Byron Shire there were 
3,388,116 Domestic Visitor Nights in 2020/21 multiply this by a ‘Enviro and 
Community Tax’ of $15 per head would equate to approx.. $50million revenue for the 
council to spend on the above. 

  

  

How did the council agree to develop ‘Harvest’ was this meant to be for the 
community? At 2-3million dollars per house I cant see it being an affordable solution? 

  

Id also like to reference https://economy.id.com.au/byron/employment-by-
industry?sEndYear=2020 An analysis of the jobs held by the local workers in Byron 
Shire in 2020/21 shows the three largest industries and employers were: 

Health Care and Social Assistance (2,492 people or 15.9%) 

Accommodation and Food Services (2,438 people or 15.5%) – A significant job loss 
to the area if Airbnb was to move to 90days. 

Retail Trade (1,766 people or 11.2%) 

 Thanks  

Daniel 



Howard Smith 

STRAPP758 

As owners of  Paterson St, Byron Bay, attached is our submission which 
OPPOSES the proposed planning proposal.  Happy to discuss further if you would 
like 

STRAPP758\3177652\221027 - objection to new planning policy for short term 
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Chatswood  NSW  2067 

27th October, 2022 

 

Mayor Michael Lyon 

BYRON SHIRE COUNCIL 

, Byron Bay 

 

By electronic lodgement: https://www.byron.nsw.gov.au/Your-Say-Byron-Shire/Short-term-rental-

accommodation-Planning-Proposal 

Dear Mayor Lyon 

Proposed 90 Day Cap per annum to Short Term Rental Accommodation 

Thank you for the opportunity to provide this submission on Council’s proposed 90 day pre 

annum on short term rental accommodation. 

As an owner (and rate payer) of a dwelling in 105 Paterson St, Byron Bay we do not 

support this proposed change as noted in this letter. 

 

Objective 

We note the Objectives of this proposed change to planning is to: 

mitigate the significant impacts of short-term rental accommodation on permanent 

rental housing supply, amenity, local character, and community, while still allowing 

for a diverse and sustainable base of tourist accommodation options to support the 

local economy 

In our circumstances – where we are owners of a dwelling house at 105 Paterson St – 

located near Bangalow Road – this objective will not be achieved and moreover, likely to 

have a negative impact on local workers and local Byron economy. 

 

Our Circumstances 

To summarise our circumstances, the Smith family:  

• are a family of 6 living permanently in Sydney 

• have been holidaying regularly in Byron for last 13yrs where we spend 2 to 4 weeks a 

year 



• Purchased a bungalow on Paterson St (southern end) in 2021 where over the last 12x 

months we have stayed for 6x weeks  

• We retain a Byron letting agency – who in turn contracts with a range of local Byron 

services providers - to manage short-term rental accommodation  

 

Who are our Short Stay Guests 

Our house plays host to a diverse range of accommodation including: 

• families with children who attend during the school holidays; 

• Older couples who visit outside of school holidays; 

• Festival goers attending the many festivals again outside of school holidays; and 

• Tradesman working on housing repairs to Balina and Lismore who require mid-week 

accommodation. 

 

Impact of reducing from 180 to 90 days 

The first and most important point to make is this policy will not mean our dwelling will be put 

back into long term rental pool. 

It will only mean less people can stay at the house outside of peak school holiday times. 

It is unlikely to have any impact on holiday makers who largely come during school holidays 

(10 to 12 weeks per year). 

It will restrict grown up couples visiting Byron outside of school holidays  

It will restrict accommodation options for tradesman contributing to the rebuilding effort of the 

Northern Rivers – which will most likely increase the cost of more limited accommodation 

and potentially slow the rebuilding effort for the local northern rivers community 

Reduction in available rental will have a meaningful negative impact on local businesses 

who rely on short-term accommodation – including the army of cleaners, dry-cleaners, 

handymen, landscapers and other trades who regularly attend to our house. 

It will limit accommodation for people attending the various Byron festivals outside of school 

holidays – which we understand are big economic drivers for the local economy 

Reduced accommodation will have to have an impact on local retail who rely on visitors 

 

 



Economic Modelling - Urbis 

We were puzzled the analysis by Urbis does not support Council’s proposed policy and 

recommends retaining current 180 day cap. 

There does not seem to be a considered response from Council as to why they are not 

following their expert independent Consultant’s advice? 

 

Summary 

While the objective of increasing long term accommodation is meritorius, the proposal is not 

capable of achieving it and will have a negative impact on the local economy. 

The proposed policy is not well thought through, contradicts the independent advice from 

Urbis, is poorly framed and targeted (arbitrary allocation of map boundaries with winners and 

losrs) and is not capable of achieving its stated objectives – certainly not in our specific 

circumstances. 

Consequently we do not support it.  

We are happy to discuss our thoughts further and encourage you to contact us 

 

 

Kirstie and Howard Smith 

 

 



Nerida Clarke 

STRAPP76 

I do not support limiting short term accommodation to 90 days in certain areas of 
Byron Bay.  

a) Because I believe that it will limit the options for tourists and therefore will have a 
negative impact on the economy limiting visitors who spend signigicant amounts of 
money in the community. 

b) Because those who short term let their houses make a significant contribution to 
the local economy with the engagement of gardeners, bin service, cleaning services, 
linen services. These services would not be viable for owners if the letting period was 
reduced and would impact the income and staffing of these local businesses. I would 
suggest that Council canvasses these businesses who provide short term letting 
services to understand the impact on them. 

c) Should the 90 day limit be introduced then it is likely that those properties would be 
left vacant for the use of family and would not contribute to the housing pool for long 
term accommodation. 

 



Robert & Kim Rosen 

STRAPP761 

Submission attached 
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SUBMISSION TO BYRON SHIRE COUNCIL 
ON PLANNING PROPOSAL 26.2020.1.1 

BY ROBERT & KIM ROSEN  
31 OCTOBER 2022 

 
 
To whom it may concern, 
My wife and I are the owners of five of the six units in a block of apartments in the commercial zone adjacent to the 
Brunswick Heads CBD. Two of the 2 bedroom units are STRA properties. One is rented permanently and we live in 
another for some of the year. The shop is also rented out. 
 
Having a cross section of STRA, permanent and commercial properties in the one block, we have a thorough 
understanding of the respective income and expenses for holiday letting properties. My wife’s involvement with the 
Brunswick Heads Visitor Centre and the Simple Pleasures Marketing campaign has informed us about the tourism 
market, the demographic of the town’s visitors and what our largely family-oriented visitors are looking for in holiday 
accommodation. 
 
Brunswick Heads has been a tourist town long before Byron Bay became popular, Tourism is the town’s only industry 
and it is fragile and subject to the vagaries of weather events financial crises and as we have recently seen also 
pandemics. 
 
During 2020 and 2021 and for the first few months of 2022 we experienced serious financial hardship with our income 
dropping significantly. We also saw first-hand the devastating knock-on impact of the loss of visitors to the town. 
Many of the small businesses in town have closed down or are still operating with reduced hours. Since town’s 
residents are dependent on tourism either directly or indirectly, the loss of tourist has effected them also.   
 
Brunswick Heads does not have a huge diversity of holiday accommodation options. There are no large hotels or 
serviced apartments. There are 4 motels and 3 caravan parks. Unlijke Byron Bay there are no large-scale tourist 
accommodation facilioties or hotels or backpackers. For as long as we have been living in Brunswick Heads since 1999, 
holiday rentals have been the predominant form of accommodation. In 2015 there were just over 60 holiday houses 
or apartments, and nearly all of them were professionally managed by two or three of the local managing agents.  
 
The number of STRA properties dropped off understandably during the covid impacted years and are now sitting at 
around 50, including these listed on the online platforms Airbnb and Stayz. If anything, we have observed in a small 
decline in the number of STRA properties in Brunswick Heads since 2015, not an explosion of Airbnb as you often read 
in the media. Council’s statistics on the number of STRAs and percentage relative to the number of dwellings overall 
and also relative to the number of rental properties are misleading. Figures from Byron LGA have been inappropriately 
used. Brunswick Heads is very different from Byron Bay and we should not once again have to be collateral damage 
for any new rules that are introduced to solve problems that are evident elsewhere.   
 
We choose to have our STRA properties professionally managed by one of the local agents, to ensure there are no 
issues with our visitors as we are not there all the time. This protects our village lifestyle and ensures an harmonious 
relationship between visitors and locals.  
 
Our properties are advertised on the Brunswick Heads website, our agent’s website, Airbnb and Stayz. Many other 
owners do the same, so it's important when researching the Airnbn platform that there is no double counting.  
 
Our motivation for having STRA in two of the units is not financial. The net income we receive for the 2 holiday units is 
on par with the going rate for permanent rentals. The going rate for our 2 bedroom units as permanent rentals is in 
the order of $750 to $800 per week. Our rates for holiday rental are approximately $800 off season and higher in peak 
times. However, by the time you deduct the holiday agents commissions (much higher than permanent commissions), 
administration, marketing, maintenance and replacement of TV’s and appliances and linen etc, plus cleaning @$150 
per clean, as well as the cost of electricity and internet, the incomes for the STRA and permanent properties are line-
ball. 
 
We opt for STRA so that our unit can be available for our family and friends to visit us throughout the year. We aim for 
an 80% occupancy and are happy with approximately 70% as this allows times for maintenance and for our visiting 
friends and visitors. Many owners do the same. Some owners live elsewhere and bought their properties many years 
ago, to provide a gathering place for their families and friends. Brunswick Heads is renown for this.  We are aware that 
only one STRA owner is considering swapping their STRA property over to permanent if a 90-day cap is applied. If they 
did, it’s unlikely to be affordable anyway.  
 



A few might sell, but most will leave their properties vacant, which will be disastrous for our tourism dependent 
economy. A drop in the number of tourists who stay in New Brighton and South Golden Beach will affect the small the 
Brunswick businesses because they spend a significant amount of time and money in the town whilst on holidays.  
 
When supply doesn’t meet demand, visitors look elsewhere. It is true that some of the other properties’ occupancies 
may increase, but if too many houses are unavailable for 4/4 of the year, many families with their kids, pets and 
equipment will simply choose to stay further north in towns with a laid-back nostalgic vibe like Pottsville and Hastings 
Point.  
 
An unintended consequence that Council has obviously not seriously considered is the possibility that property 
owners with garden flats with permanent tenants may swap them to STRA for 365 days per year to take advantage iof 
the supply not meeting the demand. Garden flats provide a significant amount of our affordable housing stock, 
especially for lone households, which are on the rise.  
 
Some STRA owners in the proposed 90 day cap areas in Brunswick Heads and towns in the north of the shire may 
choose to retain their current income by renting their properties out permanently for 9 months of the year and then 
evict their tenants in December to let their properties during the peak months between December and Easter. This 
used to happen many years ago and we certainly don’t what that practice to return.  
 
Council claims that 61% of the STRA properties in the Byron LGA were occupied for less than 90 days per year and 
concludes that a high proportion of properties are underutilised or left vacant for most of the year. You can’t assume 
that most of the unoccupied properties on Census night are STRA properties. Many are second homes for those 
wealthy enough to own a holiday property. 
 
Previous studies have indicated that stronger regulation of STRA would mitigate any issues caused by holiday tenants. 
While we don’t have behaviour and noise problems in Brunswick Heads, the safety of visitors is important.  We 
supported the onerous regulations and registration process when they came in, although the costs were significant. 
We hope that Council can keep up with the monitoring of the regulations! 
 
Capping the occupancy at 90 days per year won’t solve the current housing crisis in Brunswick Heads. The shortage of 
permanent rentals in Brunswick Heads wasn’t caused by STRA, so how would it be fixed by reducing the caps to 90 
days? Council needs to turn its attention to addressing the significant causes of the housing crisis.  
 
I have been involved in a range of affordable housing initiatives on the NSW North Coast for over 40 years. My wife 
and I were both on the Affordable Housing Committee over 15 years ago. Affordable housing was an issue back then 
and there were lots of talk-fests.  Council was aware that the problem would only worsen with the 10 year 
moratorium. There have been numerous practical attempts to address affordable housing by various people but 
objections from the community have stopped them. It is good to see some initiatives finally on the drawing board.   
 
In conclusion, if only a couple of STRA properties are swapped across, it will have no impact on the housing shortage 
issue as Brunswick Heads. is an extremely popular place to live. It is landlocked, and Bayside is the only opportunity for 
residential development. The demand will always be greater than supply and prices will continue to rise.  We maintain 
that the STRA should be permitted in the township of Brunswick Heads (excluding Bayside) for 365 days per year.   
 
Secondly, were surprised that the precinct model for 365 days per year wasn’t considered for the seaside towns just 
north of the shire, especially when New Brighton and South Golden Beach meet Council’s requirements as places with 
“high tourism appeal located close to beaches and services”. We urge Council to investigate this option further before 
proceeding. 
 
Sincerely 
Robert and Kim Rosen 

 
 
   
 
 



Kim Rosen 

Brusnwick Heads Chamber of Commerce Inc. 

STRAPP762 

We have been given an extension until close of business, Wed 2 Nov. 

The submission will be sent by email to the team, as instructed. 



Dear STRA team,
Please find attached the submission on Council's STRA proposals in both docx
and pdf formats.
The extra time was greatly appreciated.

Sincerely
Kim Rosen
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SUBMISSION ON BYRON SHIRE COUNCIL STRA PROPOSAL 
31 October 2022 

 

The Brunswick Heads Chamber of Commerce (Chamber) has been actively involved as the town’s peak 
business organisation with town matters since its formation in 1997. The Chamber’s submission provides 
feedback on various aspects of the latest Planning Proposal 26.202.1.1 by the Byron Shire Council (Council) 
and particularly focuses on Brunswick Heads and the towns in the north of the shire, which play such an 
important role in the economy of Brunswick Heads. 
 

Our submission highlights several flaws in the process leading up to the latest Planning Proposal, which was 
flagged very soon after the NSW Government housing SEPP was implemented. It also challenges the 
questionable data provided by Council and its interpretation and challenge the false premises and 
assumptions on which many conclusions are based.  Inadequate data has been provided for Brunswick Heads 
and the towns in the north of the shire, which prevents Councillors and the wider community from 
adequately assessing Council’s proposal relating to these areas. In our submission, we challenge Council’s 
conclusions which are based on out-dated and questionable data. We have therefore provided our own 
accurate up-to-date data, from which to produce our evidence-based conclusions.   
 

Council claims that the prevalence of STRA is the cause of the housing crisis in the Byron Shire. STRA is being 
made the scapegoat to divert the responsibility for Council’s failure to implement strategies over the last 20 
years to address the Shire’s worsening housing shortage. Council claims that imposing a 90-day cap in most of 
the shire will force STRA owners to swap their holiday properties over to permanent rentals and that this will 
increase the permanent rental pool by 27%. We argue that this will not be the case and will cause other issues. 
 

Council’s data on how many STRA owners will transfer their properties to permanent rental is highly 
questionable. Our data disputes this claim. For example, only two STRA properties in Brunswick Heads, Ocean 
Shores, New Brighton and South Golden Beach combined have indicated that they would transfer across 
under this 90-day cap proposal. Urbis, a consulting firm, confirmed this limitation in the Economic Impact 
Assessment (EIA) it prepared as a condition of the proposal: “The impact of increase of more properties 
available for long term rent is negligible.” and “Under the 90-day cap, the potential for positive improvements 
to the supply of houses for local residents does not look promising”, but these statements have not been 
incorporated into Council’s document; a clear example of Council’s cherry-picking of the Urbis EIA findings.  
 

There are significant discrepancies in the numbers of STRAs quoted. Councillors cannot be expected to make 
critical decisions based on inaccurate data. Urbis advised in November 2021 there were 5,248 non-hosted 
STRA's in their Nov 2021 report. (Source: AirDNA). In October, 2022 AirDNA reports 1,978 non-hosted STRAs. 
However, since the mandatory registration of STRAs from February 2022, the numbers have dropped 
considerably to 1,136. This is the most accurate number and should be used to inform decision-making. 
 

The Chamber believes that Council’s proposals will not solve the housing crisis as claimed. If 90-day caps are 
imposed in Brunswick Heads and in the north of the shire there will be damage to our local economy and 
further housing stress will result. We alert the decision makers to the old maxim “Be careful what you wish 
for” and ask that the material in our comprehensive evidence-based submission be fully and carefully 
considered. We hope that our voice will be heard by Byron Shire Councillors and by the NSW Government. 
The future of our tourism-dependent economy with its family-friendly visitor market and our “Simple 
Pleasures” laid-back village lifestyle that the community has worked so hard to protect, is at stake. 
 

In summary: 
 

1. We have concerns with the process, the inadequate data and the false assumptions on which decision-
makers are expected to rely. 

2. We acknowledge there is a housing crisis, but this will not be solved by the proposed 90-day cap on STRA. 
3. The proposal will harm the Brunswick Heads economy and could also have unintended consequences, such 

as a reduction of the existing affordable housing stock (garden flats) in Brunswick Heads. 
4. We urge Council to consider the precinct model for the popular coastal suburbs in the north of the shire. 
5. We respectfully request that DPIE review its decision for Byron Council to act as the Plan Authority. 
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The Chamber’s repeated requests to Council that Brunswick Heads be exempted from any STRA caps were not 
heeded over the years and the 180-day cap was introduced. We believe that the recommendation by Urbis to 
retain the 180-day cap throughout Brunswick Heads & north of the shire is the best of the options that are 
currently on the table. We do not support Council’s 90-day cap option and would like to see the return of 
365-day STRA throughout the town (excluding Bayside, a planned residential development to the south).  
 
THE CHAMBER’S POSITION ON STRA IN SUMMARY 
 

1. We support the return of unrestricted 365-day STRA east of Tweed St, as per the maps provided.  
2. We oppose the proposed 90-day cap on the western side of Tweed St. The proposed 365-day precinct on 

the east side of Tweed St must be extended to the west side of Tweed St.  
3. We oppose the proposed 90-day cap in the north of the Shire. 
4. Further consideration must be given to add a 365-day precinct in areas north of the shire (Ocean Shores/New 

Brighton/South Golden Beach) with “high tourism appeal located close to beaches and services.”1 
 

STRA background 
 

Discussion concerning (STRA) has been ongoing for about 15 years. Initially Council focused on the issues of 
noise and disturbance in residential areas after intense lobbying by a vocal Byron Bay based group called 
“Victims of Holiday Letting”.  Their attempts to ban holiday letting throughout the Shire were not successful.  
 

Debate and discussion continued for many years between Council, the Byron Shire Holiday Letting 
Organisation, the Chambers of Commerce, opponents of holiday letting opponents and various local 
communities, to resolve the real and perceived issues and to create some certainty in the important holiday 
letting space. The Brunswick Heads Chamber was actively involved and has made many written submissions 
on the various option papers and proposals over the last 15 years. The NSW Government eventually took 
charge and released its Short-Term Holiday Letting Options Paper in 2017. This document was exhibited for 14 
weeks. It received broad support for the introduction of additional regulations to mitigate any impacts of 
STRA on the community.  
 

As a result, planning and STRA regulations were implemented. The NSW Industry Code of Conduct for STRA 
was implemented on 17 December 2020. The Chamber supported these regulatory initiatives. On 1 November 
2021, the NSW Property Register and the 180-daycap on STRA commenced throughout NSW except for the 
Byron Shire which came into effect instead on 31 January 2022. The Fire Safety Standard and Exclusion 
Register regulations commenced in March and August 2022 respectively.  
 

Council’s new proposal 
 

Despite this step forward, Byron Shire Council continued to lobby the NSW Government to further reduce the 
180-day cap down to 90 days per year, believing that this strategy would lead STRA property owners to swap 
them across to permanent rentals, thereby increasing the permanent rental stock by over 1,500 properties.  
This goal became the focus of a new campaign by Council. Our submission challenges this false assumption.  
 

A Gateway Determination was issued on 24 June 2022, which gave default approval to Council’s proposal, 
subject to certain conditions. The Chamber is very concerned that the final Plan Authority will be left to 
Council (subject to certain conditions) instead of the Department of Planning and the Environment (DPIE).  
Many of the current Councillors are new and have had little or no involvement with the historical debate, 
forums and discussions about STRA. The Chamber has an issue with this process and respectfully calls on DPIE 
to reconsider this decision.  
 

The NSW Government had concerns (as does the Chamber) about the potential for significant adverse 
impacts on the local economy that will be caused by this new 90-day cap proposal. They therefore advised 
Council that any approval would be subject to further economic impact analysis being undertaken to assess 
the potential economic and social impacts of the proposed 90-day cap for non-hosted STRA day limits as set 
out in Council’s Planning Proposal.  A jointly funded (NSW Government and Council) Economic Impact 
Assessment (EIA) was undertaken by Urbis, and its report with findings and recommendations was submitted 
to Council in 2021.  
 

 
1 Staff Report 13.13 Economic Impact Assessment of Planning Proposal for Short-Term Rental Accommodation P1 
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Between November 2021 and early February 2022, Council engaged Dr Phibbs (former Sydney University 
Professor in the Faculty of Architecture, Design and Planning) to undertake a Peer Review of the EIA, possibly 
because they were not satisfied with the findings and recommendations of the EIA. Council staff reviewed the 
Peer Review and presented a report to Council (Report No. 13.13) on 24 February 2022 which recommended 
that the Urbis recommendation be discarded and replaced instead with Council’s preferred 90-day cap with 
365-day precincts option.  
 

Council supported its staff recommendation and in September 2022 put the Planning Proposal 26.2020.1.1 on 
public exhibition.  
 

Urbis Economic Impact Assessment information 
 

The Chamber wholeheartedly supports the NSW Government’s requirement for an EIA to be undertaken to 
ensure that the local economy would not be adversely impacted by Council’s 90-day cap proposal.  We have 
been very concerned. In fact, the Chamber called for an economic impact assessment of Council’s holiday 
letting proposals as far back in 2009 because of our concerns about economic impacts with STRA restrictions. 
 

The Urbis EIA is extremely comprehensive and provides some excellent information and insights.  However, it 
falls short in a few areas.  
 

The Report was tabled in November 2021, which means the data was collected prior to mid 2021. The 2021 
Census data was not yet available. Many of the conclusions of the Urbis EIS are therefore based on 2016 
Census data which cannot be relied upon to provide an accurate picture in 2022. Other data sourced is 3 years 
old. In addition, critical data on which to make informed decisions about the various towns is not provided, as 
the EIA only provides Byron LGA statistics.   
 

At the time of writing the EIA, the impacts of Covid-19 were still being felt and this was acknowledged by 
Urbis. The Byron Shire experienced the storms and floods in late February with further significant adverse 
impacts on the town’s economies. The economic impacts are still being felt in Brunswick Heads, with many 
businesses not yet trading their normal hours and visitation has not yet returned to pre-Covid levels. 

 

The data for the number of registered STRA properties (5,248) was collected in 2019, pre-Covid, is very out-of-
date.  The finding that 1,535 (27%) of STRA properties will swap from the STRA pool to permanent 
accommodation is based on out-of-date data and is invalid. Any subsequent conclusions that followed are 
therefore flawed and should not be used in the decision-making process.  

 

Urbis’ conclusion that there will be minimal impact on the economy is based on the false assumption that 32% 
of owners will swap their properties across to permanent rentals. It also assumes that they will not be left 
vacant. The EIA report did not break the 32% down into areas within the Byron Shire. Data collected in 
Brunswick Heads and Ocean Shores/New Brighton/South Golden Beach over two surveys several years apart 
clearly shows that this percentage is not applicable to these towns.  
 

Factors influencing STRA 
 

1. Council’s report notes data on the 2.21m visitors to the Byron Shire staying for a total of 5.5m visitor nights 
since 2019 data. The figures will have dropped significantly since Covid-19 and needs be updated. 
 

2. Council cites “the ability for landowners to achieve relatively high rental yields” with no substantiation or 
reference to individual towns. Brunswick Heads is not Byron Bay.  

 

No data is provided to substantiate the existence of “relatively high rental yields” in Brunswick Heads and in 
Ocean Shores/New Brighton/South Golden Beach.  After commissions, cleaning fees and maintenance are 
deducted from STRA income and occupancy is taken into account in Brunswick Heads for example, the net 
yields are generally line-ball with what would be achieved for permanent rentals. (See later). The expenses 
incurred in operating a holiday let property are extensive and include commissions and admin management, 
fire safety, compliance, registration, marketing, cleaning, maintenance, replacement, electricity and internet 
services. These vary according to the type and size of the property but can reduce the income by 
approximately 30-40%. Down time for maintenance also needs to be factored into the yield. A 70-80% 
occupancy rate for holiday properties also needs to be factored in.  
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Issues with processes  
 

The Chamber has serious concerns with some elements of the process dating back several years.  
 

On 5 June 2018 an on-line media article entitled “Short-Term holiday letting hits the wall”2 commented on 
Council’s 2017 Options paper and stated that Cr Michael Lyon was leading the anti-holiday letting campaign 
for Council. Cr Lyon called for greater regulation of holiday letting. The author commented that “Holiday 
letting of privately owned homes has been going on for many decades. Brunswick Heads has properties that 
have been holiday let for over a century.” and “The best way to keep some tourism economy and keep the 
Byron Shire as funky beach towns is to accommodate some people in homes rather than hotels or B&Bs. 
There is no way of putting Byron Bay back in the bottle of a sleepy working-class village”.  
 

The Chamber believes that the substantial regulations that are now in place have resulted in the decrease in 
the number of STRA in Byron Shire in the last 3 years.   
 

Despite the introduction by the NSW Government of a Code of Conduct, strict regulations and a registration 
process, Cr Lyon’s resolve to impose widespread 90-day caps regardless of the adverse consequences, has not 
waned. STRA has now become the scapegoat, being blamed for the increased shortage of rental housing in 
the shire.  
 

1. Studies & academic research  
 

Council’s staff report advises that “The planning proposal has also been shaped and informed by the 
following studies and academic research”.3  The limited and negatively shaped nature of these studies, which 
appear to be authored by the same core group of people, is a concern for us.  especially with the absence of 
any studies or reports researching the managed STRA sector regarding positive impacts of STRA on individual 
towns and any potential negative impacts of banning or limiting STRA numbers or types. The studies 
presented to Councillors and used in the decision-making process included: 

 

(a) Study of Airbnb and Stayz listings in Byron Shire (2020) 
This was undertaken by Council staff in 2020 to help understand the scale and extent of the Byron Shire 
STRA market. We question the methodology and findings which claimed that up to 25% of the Shire’s 
total dwelling market was listed in Airbnb or Stayz in November 2019, with an estimated 18% of 
dwellings being frequently available and likely used as de-facto tourist and visitor accommodation.” This 
is opinion, not fact. 
  

(b) Study of resident perceptions of short-term holiday letting (SHTL) across 12 Mid and North Coast NSW 
council areas (15/1/20) 
by von der Heidt,T., Muschter, S., Caldicott,R. Che, D,. and Corlis,P.  
 

(c) Planning responses to online short-term holiday rental platform (2018) 
This research project undertaken by Gurran et al has been summarised by Council staff and relays the 
impression that the Byron market has been distorted by STRA and that new housing supply is at risk of 
conversion to STRA. The study estimated that 48% of Byron Shire’s rental stock was listed as ‘frequently 
available’. No data was obtained for individual towns and the report is full of subjective opinions and 
conclusions. The data is not accurate for Brunswick Heads and for the north of the shire. 
 

(d) Third party impact of STRA: a community survey to inform government responses (2020). 
A report entitled “Airbnb in the Byron Shire – Bane or blessing?” by Muschter, Che, von der Heidt, & 
Caldicott from SCU investigated community perceptions of Airbnb in the Byron Shire between 2018 and 
2019. It followed a press release encouraging community members to speak up about any impacts of 
Airbnb.  

 

(e) Report on the Impacts of Airbnb on Approved Accommodation Providers in the Byron Shire (16/3/20) 
A report entitled “An Investigation into the Nature and Range of Impacts of Short-term Rental 
Accommodation (including Airbnb) on Approved Accommodation Providers in the Byron Shire” by Che, 
Muschter, Caldicott, von der Heidt from Southern Cross University (SCU) was commissioned by Byron 

 
2 Short-Term Holiday Letting Hits the wall – June 5, 2018. 
3 Council’s Planning Proposal p9 
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Shire Council in 2019. This report has been referenced in Council’s proposal. This Council funded report 
focused on the needs and concerns of one particular industry group, Approved Accommodation 
Providers (AAP), hsd an unfair playing field that favoured the STRA market is of considerable concern as it 
casts some doubt about another possible motivation for the 90-day cap. There was no mention of the 
affordable housing crisis in the study’s objectives or in the findings. We have many questions about this 
survey and report.  
 

2. Lack of input into the report from business and tourism experts within Council 
 

It is surprising and very concerning that no input was obtained from Lisa Richards, Byron Shire Council’s 
Business and Visitor Economy Officer. A Review of the Urbis EIA would have surely fallen within her brief. 
Lisa has been working closely with business communities in each of the towns in the Byron Shire for 
several years and she would have been able to provide some insight into the current economic situation. 
Although Byron Shire doesn’t currently have a dedicated Tourism Officer, an obvious point of call for a 
second option or peer review would have been the former Tourism Officer, Sarah Workman, who is still 
working in the tourism field. A small panel could have been a far fairer option than the engagement of Dr 
Phibbs if there was any doubt about the credibility or ‘reliability’ of the Urbis EIA.  

 
3. Questionable data 

 

Urbis acknowledges the limitations of the detailed data available to analyse the impacts of the different 
policy options on STRA owners and visitors. We agree. The data they used is also from the 2016 Census,  
6 years out of date. This is not acceptable when such significant proposed changes hinge on an up-to-date 
economic impact assessment.   
 

“Limited data availability – Although AirDNA provides detailed data for Airbnb and Stayz listings in the 
Byron LGA over the last five years, this data does not provide any detail as to the type of guests making 
bookings, the purpose of their stays, or the type of owner. This significantly limits the ability to analyse in 
detail the likely differing impacts of different policy options on different types of STRA owners and 
visitors”.   
 

The numbers of STRA properties provided by Council have only been advised for the Byron Shire as a 
whole. There is no breakdown of numbers town by town, which is essential when considering the pros and 
cons of introducing precincts in certain towns.  Nor has the data been tracked and compared over the last 
10 years to enable an accurate trend analysis, or to pick up the significant changes to STRA since 2019, 
when our local Brunswick Heads tourism industry faced major challenges from the Covid pandemic 
throughout 2020 and 2021 and from the storm and flood events in February 2022.  

 

The Brunswick Heads Chamber of Commerce needs accurate, up-to-date data to provide feedback on 
Council’s proposal in this submission. Our organisation has therefore sourced the data we required to 
provide an informed response to this proposal. We have:  

 

• Collated and analysed the relevant demographic and housing data town-by-town from the ABS 2021 
Census.  

• Tracked, compared and analysed the data from the 2011, 2016 and 2021 Census to determine the 
patterns and trends in demographics and in dwelling type, size, composition, tenure, cost and 
affordability. 

• Undertaken surveys of Managing Agents and Brunswick Heads businesses on the anticipated economic 
impacts of the proposal. 

• Collected data on the number and distribution of STRA properties in Brunswick Heads, Ocean Shores, 
New Brighton & South Golden Beach town by town. 

• Compared the data since 2011 and analysed the trends via our own annually produced Accommodation 
Guides  

• Researched several online holiday accommodation platforms.  
• Undertaken a survey of STRA property owners in each town to gauge on their responses to the 

proposed 90-day cap, via the town’s three holiday managing agents. 
• Sourced the most current (25 October 2022) rental availability and weekly rents figures for each town 

from the realestate.com and compared with other property platforms. 
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Concerns with Dr Phibbs’ Peer Review  
 

(a) Urbis was engaged to undertake an Economic Impact Assessment based on DPIE’s comprehensive Terms 
of Reference4 and the Final Agreed Scope of Works was signed off. This would have been the appropriate 
time to question any of the evaluation method, scoring system and tools that Urbis planned to use to 
deliver responses to the questions and expectations as per the Scope of Works. Urbis delivered its Report 
with Recommendations to Council in November 2021.  

 

(b) It would appear that Urbis’ recommendations were not in line with the expectations of Council staff and 
the mayor. It is important to understand who authorised the engagement of Dr Phibbs to undertake a 
Peer Review, on what grounds, what was the rationale behind the engagement and what brief was 
provided. If not undertaken for free, presumably Council (local ratepayer) funds were used. Community 
members do not have the funds to engage their own consultants to undertake Peer reviews of any 
Council Consultants Reports with which they have issue with. This action will set a dangerous precedent.  

 

(c) We question Dr Phibbs’ independence to undertake a Peer Review. He co-authored an article in January 
2017 entitled When Tourists Move In: How Should Urban Planners Respond to Airbnb? Gurran, N., Phibbs, 
P. (2017). Journal of the American Planning Association.  

 

(d) We question the weight that was given by Council staff (and subsequently Councillors) decision to reject 
the Urbis EIA and select Council’s own preferred option at the 24 February 2022 Council meeting. Page 6 
of Council’s proposal states “The (24 February 2022) Council report noted that given the findings of the 
Peer Review, it was questionable whether the existing 180-day cap under the Housing SEPP will provide 
the best balance of economic and social benefits for the Byron Shire community, particularly in the 
context of the current housing crisis.”   

 

(e) Was Urbis given the opportunity for a right of reply to the claims made by Dr Phibbs concerning its EIA 
and the reliability of its recommendations? Even in the local government democratic process Councillors 
are given the opportunity for a right of reply during Council meetings. Perhaps we need a Peer Review of 
the Peer Review, or an alternative truly independent Peer Review. 

 

(f) Council’s proposal document states that the Staff Report 13.13 noted that “given the findings of the Peer 
Review, it was questionable whether the exiting 180-day cap under the Housing SEPP will provide the 
best balance of economic and social benefits for the Byron Shire community, particularly in the context 
of the current housing crisis.” 

 
Ministerial Direction 7.2 and expectations  
 

The following direction was issued on 15 February 2019 by the NSW Planning Minister. It may have been 
subsequently tweaked to remove point c) below, but the original wording is still evident in Report 13.13.5 If 
point c) was removed it is important to understand why this action was taken. 
 

“Council must include provisions which give effect to the following principles in a planning proposal to which 
this direction applies: 
 

a) non-hosted short-term rental accommodation periods must not be reduced to be less than 90 days 
b) the reasons for changing the non-hosted short-term rental accommodation period should be clearly 

articulated 
c) there should be a sound evidence base for the proposed change, including evidence including the 

availability of short-term accommodation in the area (or parts of the area) in the 12 months preceding 
the proposal, relative to the amount of housing in the area, and trend data on the availability of short-
term rental accommodation over the last 5 years.  

d) the impact of reducing the non-hosted short-term rental accommodation period should be analysed 
and explained, including social and economic impacts for the community in general, and impacted 
property owners specifically.” 

 

 
4 Appendix A – Urbis Report Nov 2021, p172 
5 BSC Staff Report 13.13 Economic Impact Assessment of Planning Proposal for Short-Term Rental Accommodation, 24 Feb 2022 
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The Chamber has identified several fundamental flaws that have impacted the delivery of these expectations. 
These include: 
 

• the inadequacy and incompleteness of the data collected 
• the incorrect application of Byron LGA data to specific towns (including Brunswick Heads, Ocean 

Shores, New Brighton and South Golden Beach) 
• use of three-year-old data which is now out-of-date and cannot be usefully and meaningfully applied   
• the lack of trend data for individual towns to assess each of the six options  
• false assumptions and conclusions. 

 

The potential economic impacts of the 90-day cap proposal were not adequately investigated on a town-by-
town basis, which would surely be essential for consideration of its effect on the proposed precinct locations. 
The Brunswick Heads Chamber has been a prolific collector of data since 2003 via comprehensive Business 
Surveys every 3 years. This has been used to gauge the economic health of the town before and after major 
setbacks and initiatives. Data and findings have also been sourced from targeted surveys to assess the impacts 
of proposed new Council policies (e.g. paid parking and holiday letting restrictions) and to deal with crises 
such with the Global Financial Crisis in July 2008, Covid pandemic and associated lockdowns throughout 2020 
and 2021, and weather events such as the recent bushfires, storms and floods, as recently as February 2022).  
 

Yet none of the Chamber’s survey reports were used or requested by Urbis to inform it about the town’s 
particular economic features. The Brunswick Heads tourism-dependent economy has always been fragile. It is 
particularly vulnerable to and feels the impact of any forces or changes occurring in the market in Brunswick 
Heads itself, in neighbouring towns or as far away as SE Queensland.  
 
Objectives of Council’s proposal 
 

The NSW Government requires Council to justify its proposal and proposed amendment to the NSW SEPP 
(Housing) 2021 using evidence-based data. Assumptions, generalisations, perceptions and predictions cannot 
be relied upon.  
 

Council’s stated objective is “to mitigate the significant impacts of short-term rental accommodation on 
permanent rental housing supply, amenity, local character, and community, while still allowing for a diverse 
and sustainable base of tourist accommodation options to support the local economy.”  
 

Significant impacts from a particular change or action can only be mitigated after the impacts have been 
proven to have been caused by that change or action.  Rather than providing data for each of the towns being 
considered, Urbis has applied data collected for the Byron LGA. This is probably because the NSW 
Government brief did not specifically request a town-by-town breakdown. Regardless, this is a major flaw. 
 

Similarly, no attempt has been made to understand Brunswick Heads’ unique economic situation and how any 
loss of STRA visitors will impact the local economy.  
 
Council’s intended outcomes 
 

Council confidently states that “the objective will be achieved by reducing the 180-day cap for non-hosted 
short-term rental accommodation to 90 days per year across most of the Byron LGA, except in certain 
precincts where it will be permitted for 365 days per year”. Council’s stated aim is “to preserve permanent 
housing in most of the Shire’s residential and rural areas”.  
 

Council proposes to reinstate Brunswick Heads’ 365-day per year operation on the east side of Tweed St but 
proposes to reduce the current 180-day cap down elsewhere in the town to 90 days per year. Council believes 
that the 90-day cap will cause current STRA owners to swap their properties over to permanent rental. We 
have data that proves this assumption is incorrect. Our own survey data challenges the number of owners 
that will swap across.   
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How many STRA properties will swap across if a 90-day cap is imposed?  
 

The figures provided by Urbis are out-dated and apply to the Byron LGA as a whole. The Chamber thereforte 
undertook its own survey of STRA properties in October 2022 to obtain accurate up-to-date information on 
the number of STRA owners in Brunswick Heads in each town in the north of the Shire that would transfer 
their property across from holiday to permanent rentals in if the 90-day cap were introduced.  
 
Brunswick Heads Chamber of Commerce survey of agent-managed STRA owners 
 

Survey sample 
Registered STRA property owners were canvassed during October 2022 by email via the 3 Brunswick Heads 
managing agents (NB. The communication channels between the STRA owners and agents/Chamber is far 
better than that between owners and Airbnb). 
STRA properties from all 3 managing agents participated in the survey. 
 

Question and responses 
59 responses were received to the following question: 
If Byron Shire Council obtains approval to reduce your holiday property down to the 90-day cap, would you 
transfer from holiday letting to permanent leasing? 
 

 
 

 

Findings 
• If a 90-day cap was approved only one property (3.2%) in Brunswick Heads will swap from STRA to permanent rental.  
• If a 90-day cap was approved only one property in New Brighton (5.9%) will swap from STRA to permanent rental.        
• All current STRA owners in Ocean Shores and South Golden Beach will retain their property for STRA.         
• The outcome for the north of the shire will be a gain of only one extra permanent rental from 28 STRA properties)    
• These findings are not consistent with the Byron Shire LGA figure which claims a 27% increase in permanent rentals            

                  

Conclusion                  
• The introduction of a 90-day cap in the north of the shire and west of Tweed St, Brunswick Heads, will not achieve  

Council's intended outcome of increasing the permanent housing stock by anywhere near the 27% claimed.  
• Moreover, significant economic harm to Brunswick Heads' economy is likely with the 90-day cap proposal (see survey)  
 
The Chamber’s own up-to-date data also challenges the number of STRA properties, the ratio of STRA to 
rental properties and the total number of dwellings. (See Chapters on each town). 
 

 
The housing crisis and housing stress 
 

There is no question that the Byron Shire is experiencing housing stress. The data for Brunswick Heads and 
each of the towns in the north of the shire is provided and discussed in the respective chapters. The claim that 
STRA in these areas is a major contributing factor of housing stress is repeatedly used throughout the 
proposal to justify Council’s decision to reject the Urbis EIA and push for its preferred option.  We dispute the 
unsubstantiated claim by Council with respect to Brunswick Heads and the towns in the north of the shire and 
have evidence to support this.  
 

The property market is known to fluctuate. Since 2019 our area has been impacted by Covid and floods, and 
the dynamics have changed. With this information being 3 years out of date it is very unwise for Council to 
make any hasty conclusions about the buoyancy of the property market.  
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Urbis advises that the degree of housing stress will “depend on the degree by which the rents, property values 
and employment change.” In fact, Urbis concludes that Council’s 90-day proposal is expected to result in only 
a moderate decrease in housing stress.6 This statement has not been listed with the EIA’s findings. 
 

There has been a 2-year tree and sea change trend driven by city folk who can work remotely in Regional NSW 
with bigger budgets for housing. This has left locals priced out of their rental markets, forcing some to leave 
their homes as their budgets are eaten up by falling wages in real terms and a rising cost of living.  
 

Since the start of the pandemic there have been strong rental increases, and these are likely to continue as 
migration and international students return and require housing.  
 

The many other factors in play relating to the housing market that have nothing to do with STRA should be 
identified, so that informed decisions can influence strategic planning to resolve the issue(s).    
 

It is heartening to see that Council has been engaging with the community and housing providers and is 
initiating new projects and strategies. Other Ideas that maybe worth considering include: 
 

• A co-ordinated service where owners with spare rooms can be matched with single workers or retirees 
looking for permanent accommodation. Rather than encourage these kinds of hosted STRA properties to 
continue accommodating visitors for a night here and there with 365-day permissibility, they could be 
encouraged to swap their STRA rooms over for permanent accommodation? This will assist with the 
housing crisis for singles and workers 

• Encourage lone households in large houses to swap to smaller dwellings 
• Caravans and mobile tiny homes in backyards. 
 

 
6 Urbis EIA, p154 
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FINDINGS AND CONCLUSIONS FROM URBIS’ SOCIO-ECONOMIC REVIEW 
 

In Report 13.13, Council staff provided Councillors with a summary of findings from the Urbis EIA on 24 
February 2022. Our up-to-date data for Brunswick Heads and towns north of the shire challenges many of 
these findings.  
 

The Council Proposal concludes that “after taking into consideration the findings of the Peer Review by Dr 
Phibbs, the SEPP is not considered to be the most appropriate policy response.” Six reasons were cited for this 
conclusion. We challenge these on the basis that outdated, inaccurate and/or generalised data has been used 
to generate flawed conclusions.  
 

1. There is robust evidence to demonstrate the local housing market is experiencing market failure. 
Therefore, a more significant policy response is required.  
 

Urbis notes that in 2019 STRA accounted for approximately 35% of total dwelling stock in 2019. The figures 
are 3 years old and do not paint an accurate figure for either Brunswick Heads or for the north of the shire, 
where the past and present ratios are significantly lower for all towns except for New Brighton. Our figures 
are significantly lower than the 35% that is claimed for Byron Shire. 
 

• In 2021 Brunswick Heads STRA accounted for 15.4% of rented properties, having dropped from 17.2% 
in 2016 (4.5% of total dwellings) 

• In 2021 Ocean Shores STRA was extremely low at 2.1% having risen from 1.0% in 2016. (0.5% all dwellings) 
• In 2021 South Golden Beach STRA was sitting at 14%, an increase of 3.4% since 2016 (3.6% all dwellings) 
• New Brighton was the exception. In 2021 New Brighton STRA accounted for 76% of rented properties, 

although this was a drop of 2.1% since 2016 (8.6% of all dwellings). 
 

 

Brunswick Heads          2021           2016          2011  
 

 
 

Ocean Shores            2021                        2016                       2011 
 

 
 

New Brighton             2021                        2016                       2011  
 

 
 

South Golden Beach             2021                        2016                       2011 
 

  
 

Based on Urbis’ claim that STRA accounted for 35% of the total dwelling stock, Council staff concluded that 
“To address the extent of the market failure, a more significant policy response will be necessary to restore 
balance to the housing market.” Dr Phibbs noted that the Sydney STRA cap (180-days) will not be effective. 
This conclusion has not been substantiated. An evaluation process will confirm the effectiveness or not of 
the current 180-day cap.  
 

The Chamber maintains that a “more significant policy response” would be for Council (and the NSW 
Government) to look outside the STRA cap strategy altogether and implement a range of other strategies 
to address the current housing crisis in the Byron Shire.   Is there perhaps another motivation behind the 
relentless push for the 90-day cap, perhaps related to the Report on the Impacts of Airbnb on Approved 
Accommodation Providers in the Byron Shire (16/3/20)? 
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New strategies are needed, but we strongly believe that the 90-day cap is the wrong strategy. Council 
believes that the planning proposal is the best means of achieving the objectives and intended outcomes. 
The Proposal states that “several alternative policy options were considered and explored in the EIA 
however none will be as effective as the planning proposal at mitigating the adverse impacts of STRA, 
particularly impacts on the housing market.” 

 
2. The planning proposal will be the most effective option for mitigating the impacts of STRA on the 

housing market. 
 

Firstly, we have only been given 5 options to consider. Council’s preferred option has been the 90-cap 
strategy for many years. Council’s presentation of evidence-based data inadequately proves their case, as 
is required by the NSW Government before approval proceeds.   
 

Secondly, the impacts of STRA on the housing market have not been satisfactorily researched. We take 
exception to Byron Shire data being used to make decisions about Brunswick Heads and towns in the north 
of the shire.  
 

Thirdly, it is too much to charge our elected councillors with the responsibility of making such a critical 
decision based on data and assumptions that are demonstrably questionable.  

 
3. The economic impacts of the planning proposal will be manageable 
 

We challenge the predictions and projections and conclusions made by Urbis on the potential impact of 
the 90-day cap on our local economy. A survey of Brunswick Heads businesses, undertaken in October 
2022 reveals very real cause for concern if Council’s 90-day cap policy is introduced. It must be 
remembered that Brunswick Heads and the north of the shire are entwined economically and that our 
economic situation is very different from that of Byron Bay. The survey results and findings can be found in 
the Brunswick Heads section of the submission.  
 

We maintain that the 90-day cap proposal will cause significant harm to the Brunswick Heads tourism-
dependent economy. Bearing in mind that the purpose of the EIA was to assess possible impacts with the 
intention of not proceeding with any further STRA restrictions if adverse impacts on the local economies in 
the Shire were demonstrated. It is grossly unfair that any towns in the shire should be sacrificed for the 
sake of the Byron Shire as a whole or for the NSW economy as was suggested.  
 

It is also very unfair to pit local residents against the business community in an ‘either/or’ argument about 
the STRA reduction strategy to solve the housing crisis. Especially when Council’s lack of action in the 
housing space for the last 15 years has contributed to this dire situation. Council needs to stop using STRA 
as a scapegoat and urgently look at other strategies to address the housing crisis.  
 

4. There may be economic benefits for approved accommodation providers 
 

We believe that this will indeed be the case. Despite being listed as one of only six justifications for the 90-
day cap, this benefit should not be given much weight by the decision-makers, especially when the current 
STRA owners and the associated employees stand to be badly affected. The Approved Accommodation 
Providers (AAP) have much to gain financially from the potential income loss of income by the STRA 
owners and operators. (up to 75% of their current income). If AAPs consider that the downturn they were 
experiencing around 2018/19 was due to the increase in Airbnb options (where 31.5% of properties listed 
are unregistered), then attention should be turned towards strategies to address this issue WITHOUT 
impacting the current STRA owners (most of which are professionally managed in Brunswick Heads and in 
the north of the shire). 
 

It is high time for strong leadership that encouraged a co-operative approach, rather than a divisive one 
which pits one section of our community against another.  
 

A good start might be to facilitate a think tank forum at which ALL tourism accommodation providers are 
encouraged to co-operatively brainstorm constructive solutions to the housing issues as well as their own 
financial issues.  
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5. The positive impacts of additional long-term rental accommodation have not been explored in the EIA. 
 

Any benefits of additional long-term rental accommodation in isolation of other potential impacts are 
obvious. Whether or not the requirement to undertake this research in the EIA, this is not a valid reason to 
reject the URBIS report and recommendations.  Where did the claim that the average letting period is 120 
days come from and how is this relevant?  
 

6. The final recommendations of the EIA are unreliable 
 

This conclusion has been reached by one person, Dr Phibbs, whose independence as Peer Review author 
we question. Dr Phibbs criticism of the Urbis EIA based on his opinion that the scoring system used to 
provide the final recommendations is deficient has not been tested.  We would be interested to hear a 
right of reply from Urbis before accepting Dr Phibbs’ opinion. Or perhaps a Peer Review of Dr Phibbs’ Peer 
review by a more independent expert would be advisable?  
 

Any decision to engage Dr Phibbs to undertake a Peer Review using ratepayers funds, without the 
knowledge or consent of our elected Councillors would be questionable.   
 

Urbis’ recommendations have been considered unreliable by Dr Phibbs (and Council) on the basis of a 
questionable scoring system, yet obvious inconsistencies and inadequacies with the data have not been 
picked up by Dr Phibbs or by Council staff. The Chamber recommends that a suitably qualified independent 
consultant, perhaps within DPIE, review the data for accuracy and currency before any decision on the 
proposal is made by Councillors. 
 

We hope that Councillors do not take Dr Phibbs advice on face value and that they thoroughly read 
through the Urbis EIA Report, with the intention of assessing the economic and social impacts themselves, 
bearing in mind that the data provided is not up-to-date.  This will enable them to create their own simple 
matrix and weigh up the options presented for themselves. We also hope that Councillors will take the 
time to read and digest feedback and input from the community and consider any new important up-to-
date data presented in the public submissions and arrive at an evidence-based decision.  
 

If the discrepancies, omissions or issues with outdated data which have been identified by the Chamber or 
any other person or organisation are proven to be founded, the recalculation and analysis of accurate data 
and a revision of the findings would be justified.  Conclusions and recommendations may then need to be 
re-evaluated accordingly.  It is incumbent on Council staff to ensure that Councillors are provided with the 
data required to make an informed decision.  
 

Enforcement of the 90-day cap 
 

The Chamber is interested to know how the 90-day cap will be enforced. The STRA industry has a list of questions.  
 

• Who will keep track of the 90-day maximum?  
• Who will police the cap?  
• What will be the consequences if an STRA property exceeds the cap? 
• How will the system work if a potential visitor request a 7-day booking and the 90-cap is reached on day 4 

or day 5, for example? 
• Will the managing agents’ websites need to be upgraded to cater for this monitoring? 
  

Given that Council has admitted that it has been finding the monitoring of the prohibition of garden flats for 
tourism use challenging, how will it resource the extra staff required to monitor and police the 90-day cap?  
 

The Airbnb platform withholds some information about the property (such as its address) and shamelessly 
suggests that there are ways around the rules. They also openly advise that 69.5% of their properties are not 
licenced/registered. Despite the regulations having been in place for some months, it appears that such 
Airbnb properties continue to promote unregistered properties for bookings. This indicates that Airbnb can fly 
under the radar in ways that holiday property managers cannot. It is also sometimes difficult to tell which 
properties on Airbnb are hosted, and therefore will be exempt from the cap restrictions.  
 

Suggestion 
If non-hosted properties were required to be listed with holiday property managers, communication with 
owners and handling of issues could be dealt with more readily. This could also assist with the containment of 
unhosted, unmanaged and unregistered Airbnb properties in the future.  
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BRUNSWICK HEADS 
 

The Brunswick Heads Chamber of Commerce involvement with STRA 
 
 

Chamber mission 
 “To foster a dynamic local business sector, encouraging sustainable and innovative business development in line 
with the community’s vision for Brunswick Heads.”  
 

 
 

2011 Town Vision   
“Brunswick Heads is committed to maintaining its low-key, family-friendly village lifestyle, enhancing its 
community diversity, wellbeing and cohesiveness, and encouraging sustainable and innovative business, while 
protecting our natural environment and respecting the rights of future generations to be able to meet their 
own needs. We welcome those who share our vision and help in achieving it.” 
 

 

The work of our not-for-profit membership-based organisation is guided by 14 Guiding Principles, one of 
which includes “The protection of our tourism industry through proactive tourism management with carefully 
targeted markets which includes the traditional family market, ensuring that we remain a family seaside 
holiday destination by maintaining our healthy pool of seaside holiday accommodation.” 
 

The Chamber has been involved with the issue of holiday letting/Short-Term Residential Accommodation 
(STRA) for over 15 years via its Holiday Letting Subcommittee, actively and persistently advocating for 
Brunswick Heads to be exempted from any plans to ban or restrict holiday letting in the township to protect 
its laid-back village lifestyle and to protect its fragile tourism-dependent economy.  
 
‘Simple Pleasures’ Marketing Strategy for a holiday town 
 

Brunswick Heads has been a holiday town for over 100 years. The small fishing town located between the 
river and the surf became a very popular holiday destination for families and groups of friends around 1920 
and has retained is popularity as a family-friendly destination ever since. The Simple Pleasures campaign was 
developed between 2005 and 2009 to revitalise the village’s struggling economy and create a strong identity, 
whilst at the same time ensuring that Brunswick Heads retained its laid-back village charm as well as harmony 
between residents and its valued visitors. This marketing strategy has been very successful.  
 

We began collecting data on Brunswick Heads and the economy in 2003 through comprehensive Business 
Surveys and have been conducting them every 3 years since then. We have specifically collated and analysed 
data on STRA for the numerous submissions we have made to Council in response to their various proposals 
to ban or limit holiday letting in the shire to resolve issues in Byron Bay.   
 

The Brunswick Heads Visitor Centre was established in 2006 and within a couple of years, was producing a 
variety of marketing and messaging material in-house. The first Brunswick Heads Accommodation Guide was 
produced in November 2010, as part of the Brunswick Heads Simple Pleasures campaign. Ever since 2010, 
Brunswick Heads Accommodation Guides have been produced in-house in hard copy and uploaded to the 
Brunswick Heads website in November each year. We therefore have reliable, measurable data on STRA stock 
for over 10 years on which to draw.  
 

We have always maintained that a one-size fits all approach for holiday letting does not serve Brunswick 
Heads and that our town should not be collateral damage for any new rules that are introduced to deal with 
issues elsewhere in the Shire. We have always lobbied for holiday letting to be retained for 365 days per year. 
 

The holiday letting industry in Brunswick Heads and the north of the Shire (and other parts of the shire) has 
been unjustifiably targeted by Council and the media as the scapegoat for the current housing crisis (which is 
over 20 years old).  Inaccurate and out-dated data has been used to support Council’s proposal to reduce the 
holiday let cap to 90 days per year throughout the shire except for certain “precincts”. We cannot speak for 
other towns, but we strongly believe that Council’s ill-conceived proposals will backfire, with dire 
consequences for housing and for Brunswick Heads’ tourism dependent economy. 
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We readily acknowledge the housing affordability crisis, but this crisis is not a recent phenomenon – it has 
been evident for and growing over the last 20 years.  We agree that strategies are urgently required to 
address the issue, however the severe restriction of STRA in the north of the shire is the wrong strategy.   
 

Our data confirms that the data being relied upon by Council is outdated, inaccurate and incomplete. Our 
data also reveals that Council’s findings and conclusions have been based on several false assumptions, and 
these have been shared in the media and accepted by the community as fact, when they are not.  We believe 
that Council’s proposal will not achieve the desired outcome and will in fact cause further harm to our 
struggling tourism dependent economy as well as to the housing situation. 
 

We urge Council to approach these proposed changes with caution and to heed to the maxim “be careful 
what you wish for”. 
 
Census data 2011-2021 
 

 
 

Rental data 
 

 
 

According to the 2021 Census there are 1,125 dwellings in Brunswick Heads and of these, 332 are rental 
properties. Rentals represent 38.9% of the housing stock which is above the NSW average. 142 (17.6%) are 
studios or 1-bedroom units. They make up 17.6% of the total housing stock. There was a notable increase in 
the number of these dwellings between 2016 and 2021 (36.4%) as owners took advantage of Council’s 
incentive to build garden flats without having to pay developer contributions.  
However, approval was given on the condition that these garden flats remain in the permanent rental pool 
and renting out to tourists was prohibited.  The Chamber encouraged Council to monitor this condition 
carefully to protect the affordable housing stock.  Many of these properties provide the town’s affordable 
housing for singles, seniors and workers and are highly sought after. It is relatively easy to live and work in 
Brunswick Heads without a car and the public open spaces and beaches and well serviced commercial area 
are drawcards. Between 2016 and 2021 the number of garden flats decreased marginally.  
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According to realestate.com profile there are currently 10 properties for rent in Brunswick Heads, with prices 
ranging from $550 for a studio in Bayside to $1,200 for a 4-bedroom apartment on Tweed St. One of the 
properties available, a 3-bedroom unit on The Terrace overlooking the river, was a STRA property a couple of 
year ago and is now available for rent for $1,075.  
 

The average price of the rentals properties currently available is $852.50. 
 

The median price for rental of houses is currently $850 pw although the current listings suggest a much higher 
figure. Realestate.com suggests that the median price for units is currently $620 pw although current listings 
indicate the median price is about $800pw. 
 
Housing stress threshold  
 

A minimum weekly household income of $3,000 is needed to rent a $1,000 pw house. Only 12.8% of 
households in Brunswick can meet this threshold. This is achievable for 19.8% of Byron Shire households and 
25.2% of NSW households according to the profile.id charts. 
 

According to the 2021 Census, 54.5% of households in Brunswick Heads are under rental stress and 21.5% are 
under mortgage stress. This is slightly higher than for Ocean Shores and South Golden Beach but much lower 
than for New Brighton.  
 

Weekly household income 
 

 
 
STRA and its impact in Brunswick Heads 
 

There are 51 registered STRA properties in Brunswick, including those advertised on the Airbnb or Stayz 
platforms. This figure represents 4.5% of the total number of dwellings and 15.5% of the rental stock. This is 
less than half the 35% figure claimed by Council. Contrary to the claims that have been made about the 
‘explosion” of STRA properties in the Byron Shire, the number STRA properties in Brunswick Heads between 
2016 & 2022 actually decreased by 5.1% (13.6%) between 2016 and 2021.  
 

39 of the STRA properties (76.5%) are managed between three of the local real estate agents. They are all 
registered and are up-to-date with compliance requirements. Having as many of our holiday properties as 
possible professionally managed assists us with our tourism management strategy and our objective to 
maintain harmony between our valued visitors and local residents.  The remaining 16 STRA properties (with 
only 69.5% or 12 registered) are advertised on the Airbnb and Stayz online platforms. It should be noted that 
most of Brunswick Heads’ agent-managed STRA properties are also listed on the online platforms, so care 
should be taken not to double up with the count. Our ratios are calculated using the adjusted Airbnb figure of 
12 STRA properties.  
 

Contrary to Council’s claims the numbers of STRA in Brunswick Heads have not ‘exploded’. In 2016 there were 
59 STRA properties. Between 2016 and 2022 we recorded a drop of 13.6%, although this would be slightly less 
if the small number of Airbnb properties available in 2016 are factored in. Back in 2009 there were also 59 
STRA properties. The claim that STRA properties are forcing locals out of their homes in Brunswick Heads is a 
myth.   
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Change in STRA numbers between 2016 and 2022 
 

 
 
The maximisation of income and yields is not the driving motivation for STRA property owners in Brunswick 
Heads. The town has a long tradition of hosting family holidays and reunions and many owners live elsewhere 
and make use of their STRA properties for themselves and their families and friends. The income from STRA is 
welcomed to cover the outgoings. With the median price of houses now tipping $2m and units $1.175m any 
investors can expect quite conservative yields. The main market for our properties is now the cashed-up 
buyers from the cities looming for a slice of the Simple Pleasures lifestyle that Brunswick Heads has to offer. 
 

The newcomers with big budgets to renovate our older housing stock are partly responsible for the shortage 
of rentals and the escalation of rental prices. With Brunswick Heads being landlocked, the housing supply is 
limited and the demand to own or rent a slice of paradise appears to be insatiable.   
 

Our real estate agents actively encourage any prospective investors to place their newly acquired properties 
on the permanent rental market rather than the STRA market because the returns on each are line-ball. The 
average weekly income for our agent managed properties is $1,088 per week gross. We estimate the 
expenses for commissions, cleaning, maintenance, fire safety, registration, marketing, electricity and internet 
etc to be about 30% of the net income, but this can be as high as 45% depending on the property.  
 

In conclusion, STRA is not the cause of either the chronic shortage of housing or housing stress in Brunswick 
Heads. Imposing the 90-day cap outside the proposed precinct area will have no noticeable impact on the 
housing crisis. In fact, if the 90-day cap are also imposed on the popular holiday areas in New Brighton and 
South Golden Beach, our precious garden flats are at risk of being lost to visitor accommodation if garden flat 
owners take up the opportunity to meet the unmet demand for holiday accommodation and convert their 
granny flats over to STRA. Our granny flats need to be protected. We have no confidence that Council will 
have the resources to police this.  
 

We hope that Councillors will heed this cautionary tale during their decision-making.  
 

The proposed 365-day precinct is welcomed back in Brunswick east of Tweed St. After all it worked well for 
100 years! We have demonstrated that a 90-day cap on the west side of Tweed St will not achieve Council’s 
intended income, so there is no justification for imposing a 90-day cap in this area. If imposed, there is a real 
risk of unintended harm to our precious existing affordable housing stock. 
  

We therefore urge Council to extend the proposed 365-day precinct to the west of Tweed St.   
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Economic impact of Council’s proposal 
 

A survey of Brunswick Heads businesses was undertaken by the Brunswick Heads Chamber in September/October 2022 b   
There were 42 responses. 
 

• The hospitality sector was unusually unrepresented. Businesses are short staffed and time poor. The retail  
sector was highly engaged. 

• 67% of responses were from our very small business, perhaps the most likely to be affected. Small businesses  
made up about 23% of the total business sector (2019 Bruns Business Survey). 

 

Findings 
 

Visitor dependency 
• A 25% adverse impact on one's business is very serious. We saw it during COVID and as a result of the floods.  
• Only 7.1% of businesses believe that the 90-day cap would have NO impact on their business.   
• 71.4% of businesses will feel a 26%-100% impact of a 90-day cap on their businesses. This aligns with the  

2019 Business Survey which showed that 70% of businesses were very dependent on tourism.   
• Over half the businesses (52.4%) believed they would be significantly impacted by the 90-day cap. 

 

 
Yield 

• Only 7.5% of business say they don't rely on high yield visitors at all  
• High yield visitors make up a significant proportion of customers of nearly half the businesses (47.5%) 

 

Income impacts 
• Only 7.1% of respondents will experience no impact on their business if the 90-day cap is implemented 
• Nearly 80% (78.9%) are expecting a downturn of at least 11% 
• Nearly 60% (59.5% of businesses) believe that the 90 cap will have a significant impact on their business.   

   

Staff impacts 
• 9 did not respond or noted “N/A”    
• 90-day cap will impact 69.7% of the 33 businesses that responded 
• There will be an Impact on 82 to 102 staff of the 33 businesses 
• 4 businesses said they would close   
• Many said that staff would be lost or their hours would be reduced    

  NB. Almost 70% of Bruns business staffers live in the Byron Shire. 
 
The long-lasting impact of Covid and the floods is still being felt and must be factored in. Contrary to 
statements made by Urbis, which use tourism and retail projections into the future without factoring in major 
disasters or potentially damaging planning changes. 
 

We conclude that the 90-day cap will have a significant impact on our small businesses’ income, staff and 
financial viability. We do not believe that the conditions required by DPIE to meet the approval have been 
satisfactorily met.  
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OCEAN SHORES 
 

In the absence of data provided in the report, the Chamber collated and analysed the data for Ocean Shores, 
New Brighton and South Golden Beach. Data from the 2021 Census was used with comparisons from 2011 
and 2016, as well as property data and survey data sourced by the Chamber as recently as October 2022. 
Profile.id data was used for income data. 
 
Ocean Shores Census data 2011-2022 

 
 

There are 2,547 dwellings in Ocean Shores, 176 (4.7%) more than there were in 2016. Of note is the large 
increase in the number of studio/garden flats or 1-bedroom apartments (double that in 2016), which is very 
positive. Council will need to monitor them for unauthorised use as visitor accommodation, as they provide a 
significant amount of affordable housing in the area. 25.8% of the population are lone households, slightly 
higher than both New Brighton and South Golden Beach. The housing stock also includes a number of units, 
townhouses and villas. Large houses with 4 bedrooms or more make up 29.1% of the housing stock.  
 

Many Ocean Shores residents commute to the Tweed LGA, to work in in the medical, health and care fields. 
Ocean Shores is also popular with hospitality and café workers and singles, because of the number of small 
dwellings in the rental pool. 
 
Ocean Shores rental data - October 2022 

   
 

The median weekly rent has risen to $650 for units and $780 for houses.  
 
Housing stress threshold 
 

A minimum weekly household income of $1,950 is needed to rent a $650 pw unit. 38.6% of the Ocean Shores 
households can meet this threshold. A minimum weekly household income of $2,340 is needed to rent a $780 
pw house but only 31.8% of Ocean Shores households can meet this threshold.  However, a larger percentage 
of the Byron Shire population as a whole could probably afford this rent. 
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Despite the number of small rentals, just over half the Ocean Shores tenants (52.2%) are under rental stress. 
This is about the same for South Golden Beach, but significantly lower than for New Brighton, where 
properties are scarce (and always will be) and rents are higher (and always will be).   
 
Weekly household income 
 

 
 
STRA properties 
 

Our data shows there are a total of 12 registered STRA properties in Ocean Shores, plus an additional 4 non-
registered properties which are advertised on Airbnb. (NB. Only 69.5% of the 16 listed Airbnb properties are 
registered). While the number of registered STRA properties has doubled from 6 since 2016, these 12 
properties represent a miniscule 0.5% of the overall dwelling stock and only 2.1% of the rental stock. Visitors 
prefer to holiday in the beach side locations of New Brighton and South Golden Beach.  This is well under the 
STRA to rent properties ratio of 35% claimed by Urbis and Council.  
 

Only 2 STRA properties in Ocean Shores are managed by property managers. The Chamber’s survey of STRA 
owners confirmed that neither of the 2 managed STRA properties will change their properties across to 
permanent rental if a 90-day cap is imposed on Ocean Shores.  
 

One of these properties is a unit next to the Ocean Shores Golf Course and is frequently used by the owner. 
The other is a large well-appointed house that would be unaffordable to most households if it were swapped 
across to permanent rental. 12 STRA properties are listed on the online Airbnb or Stayz platforms.  They 
include 3 rooms and a guest-suite within people’s homes, a cabin and a tiny home, all of which would be 
considered as ‘hosted’ STRA. They would not be affected by the 90-day cap proposal and will not contribute 
to increasing the existing rental housing pool.  
 

The remaining 10 properties are apartments and houses, commanding rentals between $381 and $947 per 
night. Even if all of these were swapped across, their rents would be well out of reach of most of the local 
population and many others in the LGA.  They might be affordable for a migrating Sydney or Melbourne 
family, but the affordable housing issue for locals will not be solved. 
 

The average weekly net income for owners of one of the STRA properties in Ocean Shores that are listed with 
managing agents is $749 net which equates to about $549 net. The property owners have indicated they will 
moved across if the 90-day cap is imposed. The other property is a large luxurious house which commands 
$3,000 per week gross in the off-season and has high running expenses.  The net income is approximately 
$1,800pw. This property will not be moved across to the rental pool if the 90-day cap is imposed. Even if 
hypothetically speaking is was transferred, the weekly rental would be well beyond the reach of most 
households. The average nightly fee for an Airbnb property is $436 per night (approx $3,000 per week). This is 
much higher than the rent through the local agents, but the costs are steep and the occupancy level is often 
lower than for the managed STRA properties.  
 

The claim by Urbis and Council that an additional 27% of properties will come on-line for permanent rental 
does not pass scrutiny in Ocean Shores, even if hypothetically every STRA owner magically agrees to swap 
their property over to permanent rental The claim is hollow and misleading.  
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76% of the rental stock is now STRA, which supports Council’s parameters of existing high ratio of STRA to 
rental stock STRA to meet criteria for a precinct in New Brighton. The holiday houses are clustered close to 
the beach in New Brighton and South Golden Beach and are often booked by regulars for return visitation 
each year. 
 

These areas should have been investigated as per the second question in the scope of works regarding 
precincts above. There is no justification for this omission.   
 

We therefore call on Council to undertake this investigation immediately, so that consultations can be 
undertaken and mapping can be prepared for an additional North Byron 365-day STRA precinct, ready for 
inclusion as an amendment in the next STRA Report prepared for Council.   
 

Council’s proposal for precincts where non-hosted STRA can operate 365 days per year 
 

 

    
                                  Proposed West Byron precinct                            Proposed East Byron precinct 
 

    
                                            Proposed Suffolk Park precinct              Proposed Brunswick Heads precinct 
 

 
                                  North Byron Precinct? 
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NEW BRIGHTON 
 

Census data 2011-2022 
 

 
 

New Brighton rental data - October 2022 
 

No information was available on New Brighton rents. This is not surprising because of the low stock of 
permanent rental properties. 67% of residents are owner occupiers and 76% of the rental houses are STRA 
properties. Most of these are large homes.  
 

68% of tenants are under rental stress. Mortgage stress is also quite high with property prices increasing 
dramatically and monthly mortgage payments rising by 46% since 2016 and even higher since the 2021 census.  
 

STRA data 
 

The Brunswick Heads Chamber survey of STRA owners confirmed that if the 90-day cap is implemented only 
one STRA owner will consider moving their property across to permanent rental. This (5.9%) increase in 
permanent rental stock is significantly lower that the 27% figure claimed by Council. 
 

Even if these homes were transferred to permanent rental they would fetch around $2,000 per week. These 
would be affordable for only a very small percentage of the New Brighton population.   
 

Contrary to Council’s claim, imposing a 90-cap on New Brighton will have a negligible impact on the housing 
crisis in that area. However, with most STRA properties likely to be left vacant for 9 months of the year, the 
impact on the local economy, including Brunswick Heads, will be significant.  
 

Weekly household income 
 

 
 

There is therefore no evidence to support the imposition of a 90-day cap in New Brighton.  
 

A much better outcome would result if New Brighton became a 365-day precinct and we urge Council to 
consider this. 
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SOUTH GOLDEN BEACH  
 

South Golden Beach Census data 2011-2022 
 

 
 
South Golden Beach rentals 
 

107 or 33.4% of the dwellings in South Golden Beach are rental properties. This is a light increase from 2016 
and is above the NSW average.  
 

South Golden Beach is a low-density housing residential area. There are very few units or apartments, so 
there is no data available on the median price for units.  In 2021 there were only 10 studios or one-bedroom 
dwellings in total and houses with 4 bedrooms or more made up 27.4% of the total dwelling stock.   
The median price for houses is now $850 per week, which is a significant increase from the $509 median 
figure captured in the 2021 census. 
  

 
A weekly household income of $2,550 would be required to rent a $850 property. According to the Profgile.id 
income data for Ocean Shore/New Brighton and South Golden Beach, approximately 31.8 % of South Golden 
Beach households can meet this threshold.  
 

Weekly household income 
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Housing stress 
 

According to the 2021 Census, approximately half of the South Golden Beach households are experiencing 
rental housing stress. This is double the number in 2016. Mortgage stress is being experienced by 17% of 
households. 
 
STRA  
There are currently 15 STRA properties in South Golden Beach. 7 of these are listed with a managing agent 
and 7 with Airbnb.  STRA properties make up 3.6% of the total dwelling stock. This is a 1% decrease from 
2016. All of these properties are houses. 
 

STRA properties make up 14% of the rental stock. This has increased by 3.4% since 2016, and certainly does 
not indicate an “explosion” in rental properties being lost to holiday letting.  
However, this number is less than half the figure of 35% quoted by Urbis and Council. 
 

The net income after expenses for the managed STRA properties is $778 per week, while the average nightly 
rate on Airbnb is $296.  
 

None of the STRA managed properties will swap their properties across to permanent rental if the 90-day cap 
is imposed. No additional permanent rentals will be added to the permanent rental housing pool.  If all of the 
15 STRAs choose to leave their properties vacant for the remaining 9 months of the year, there will be loss of 
visitors in the family market who rent these holiday houses near the beach to Pottsville and Cabarita who 
offer a similar holiday experience. There will not be enough STRA stock in Brunswick Heads to cater for the 
displaced families in both New Brighton and South Golden Beach, especially during the summer beach months 
when Brunswick Heads is as full capacity.  The local economy in Brunswick Heads and the north of the shire 
will be adversely affected.   
 

There is therefore no evidence to support the imposition of a 90-day cap in New Brighton.  
 

A much better outcome would result if South Golden Beach reverted back to being a Beach a 365-day 
precinct and we urge Council to seriously consider this request. 
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CONCLUSION 
 
We have been presented with a proposal with assumptions and conclusions that are not sufficiently evidence-
based to meet the conditions for approval. 
 

The Chamber’s up-to-date data for Brunswick Heads and the towns in the north of the shire (which was not 
provided in Council’s proposal document) confirms that many of the assumptions and claims made in 
Council’s proposal are not valid.  
 

Many of our findings in relation to Brunswick Heads and the north of the shire do not align with the findings in 
the Urbis EIA or Council Proposal. 
 

We disagree with most of the 6 justifications provided by Council for supporting Council’s 90-day cap/precinct 
proposal because they are founded on inaccurate assumptions which are based on inadequate data.  
 

The DPIE has delegated Council and our representative Councillors the authority to act as the Plan Authority 
for this proposal, subject to certain conditions. We do not believe that these conditions have been 
satisfactorily met especially considering the magnitude of the decision and the significant ramifications if the 
proposal is approved and the strategy fails to deliver the intended outcomes and further exacerbates our 
already struggling economy. Unless Councillors are absolutely certain that the evidence provided to them is 
accurate, and the proposal is justified, the precautionary principle should apply. The Chamber would not 
support the proposal being trialled even for a year. Too much is at stake to impose this 90-day cap as an 
“experiment”. 
 

If the discrepancies, omissions or issues with outdated data that have been identified by the Chamber or any 
other person or organisation are proven to be founded, the recalculation and analysis of accurate data and a 
revision of the findings would be justified.  Conclusions and recommendations may then need to be re-
evaluated accordingly.  It is incumbent on Council staff to ensure that Councillors are provided with the data 
required to make an informed decision.  
 

We therefore request that DPIE consider an audit of the data provided and request Urbis or another 
consultant to provide an updated EIS. We respectfully ask DPIE to reconsider its decision to delegate Plan 
Authority to Byron Shire Council and make an evidence-based determination on themselves. 
 
 
Sincerely, 
 
Sam Pedlow 
Secretary 
 
 

Contacts: 
 

Todd Buckland President   
Sam Pedlow* Secretary     
Kim Rosen Treasurer     
 
*Sam Pedlow is the Chair of the Chamber’s Holiday Letting Committee and is the best point of contact.  
 
___________________________________________________________________________________________________ 
 

 
___________________________________________________________________________________________________ 



Lynne Richardson 

STRAPP764 

I am an Airbnb host currently in Serbia. My partner and I run a hosted apartment for 
several weeks of the year. We are very community minded and have strict rules 
regarding noise and other impacts on our neighbours as well as our own amenity. 
When we return from overseas we will be withdrawing from this globalised company, 
for lots of reasons. These include political interference regarding the proposed STHL 
boundaries  as well as  impact on residents, friends and neighbours in this shire by 
investors running un-hosted  establishments through this platform.   

The reasons why people are so upset with the proposed boundaries have been well 
aired through  social media and the Byron Shire Echo. I concur, but will add my 
personal comments. 

We live on the boundary of Alcorn and Brandon Streets behind the motel and 
diagonally opposite 114 Alcorn Street. The latter location is a build still in process 
that was given conditional consent, providing the two double story houses were not 
converted into STHL by the real estate principal and builder owners, one of whom 
specialises in luxury holiday letting. Having had problems on numerous occasions 
from this place prior to its sale, we are shuddering at the impact of 365 days holiday 
letting with two swimming pools and outdoor amenities for guests with no concept of 
how noise travels, especially at night. This is just ONE block with inevitably  two 
STHLs. Having the whole of Alcorn Street converted to a party zone for 
holidaymakers and other places in the shire with 365 days of STHL is discriminatory 
and unconscionable for residents and neighbours like us who live on the boundary. 
We fully support Council's commitment to addressing the housing crisis. A dear 
friend and neighbour had to move earlier this year after 10 years residency in SP 
owing to sky rocketing rents. However, the current proposal is not the answer and will 
exacerbate the problem as long term residents are forced to leave due to intolerable 
noise and loss of community with year long STHLs. Put people first; investors 
second! Find another solution! 



Aaron Jackson 

STRAPP767 

I have purchased a property in  based around being legally able to 
holiday let this site.  

It seems unjust for a new rule to be potentially able to seriously effect my ability to 
support this property purchase.  

If you require any further information please let me know. 



Scott and Amanda Kenyon 

Byron Quality Linen 

STRAPP77 

We are a provider of linen hire to holiday accommodation properties in Byron Bay. 
The  90 day cap on holiday letting  will greatly effect our business.  This is our 
livelihood and only source of income. It is also the livelihood of the people we 
employ. 

This will also have far reaching negative economic impacts on most businesses in 
Byron. All of which rely heavily on holiday makers for their income. Council really 
need to re think  the far reaching financial impact this decision will have on  Byron 
Bay businesses and extend the 90 days to a more reasonable time frame. 



Jack Freestone 

STRAPP771 

This will have a huge impact on my financial situation and most probably force me to 
sell my house and leave the area.  

If you want to fix the housing issue change the zoning on local land so developers 
can build more houses. 



Kylie-Anne Waugh 

Sanctuary Spaces & Services 

STRAPP772 

Having reviewed the proposal and assessment I urge the council to heed the Having 
reviewed the proposal and assessment, I urge the council to undertake broader and 
deeper community consultation before going against the recommendations of the 
SEPP and the data driven recommendations of the Urbis report.  

This submission form seems alarmingly inadequate for a broad cross section of the 
community to have their say and contribute to shaping Byron Bay into the community 
that we ALL want.  

The current STRA model that has evolved in Byron has been shaped by the 
community. If offers diversity, and distribution of benefits to a very large pool of 
stakeholder which gives us resilience and the ability for many to participate. It has 
transformed Byron from being the highest unemployment in the state to being a 
healthy thriving community of growing international renown.  

Contrast this to the Gold Coast who have concentrated all of their STRA in the 
beachfront strip as the Byron Shire council is proposing. The benefits become 
concentrated to the few and siphoned off from our community to developers and 
large chains and franchises. And the landscape of Byron will change from the 
creative accommodation options that we have now to multi story apartments just like 
anywhere else. This will flow on to our creative community of cafes, restaurants, 
artists, tourist operators, etc as the culture shifts. 

I am a local resident, renting our home and our office. I employ 12 people and 
various contract trades people. I manage local STRA properties and we clean STRA 
properties. The income of myself and my staff will be gone, under the council’s 90 
day cap. So everyone in our organisation would no longer be seeking to rent homes 
around the Byron Shire, as we would have no work. So creating rental 
accommodation options for us would be a moot point. We would perhaps be seeking 
public housing. Hence, from my perspective more community consultation is required 
to unravel the web of the flow of benefits from our current STRA model and not 
“throw the baby out with the bath water”.  

The government responses to COVID led to a sudden massive influx of people to our 
region. At this point we lost our home office and experienced homelessness for the 
first time in our lives. As did quite a number of our colleagues. So I also argue that 
examining the impacts of other events like COVID and floods that have affected the 
supply and demand of housing would make more sense than narrowly focusing on 
STRA as the sole cause of pressure on rental housing supply. When it is only due to 
the distributed STRA model that we are now able to afford housing. 



Sherrie Yeomans 

STRAPP773 

I see the short term holiday accommodation with AIRBNB has changed Byron 
enormously. Byron needs to have the 90 cap implemented to free up homes for 
locals, and for workers. There are ample motels and hotel for the tourists.  

Housing is so hard to find and incredibly expensive due to the shortage of homes. 
Byron Shire please cap to 90 days all holiday home sin the Byron Shire.  

 



Katherine Cossyvas 

Airbnb 

STRAPP774 

Dear Council / STRA Project Team, 

Please find attached submission from Airbnb. 

Kind regards, 

Katherine 

STRAPP774\3177652\Airbnb Response to Byron Shire Council Planning Proposal - 
October 2022.pdf [SCANNED, FILE SAFE]



Airbnb Response to Byron Shire Council Planning Proposal 26.20.20.1.1
Short-Term Rental Accommodation in Byron Shire - October 2022

Executive Summary
● Airbnb’s community continues to support the growth of the visitor economy in Byron

Shire, providing more choice of accommodation across a variety of price points.
● Our community of Hosts and guests are critical contributors to the local economy,

empowering communities in Byron Shire to share in the benefits of tourism.
● Our platform plays a crucial role in helping people remain in their homes and communities

by allowing them to supplement their income by turning their greatest asset – their home
– into a source of revenue.

● The proposal put forward by Byron Shire Council will place Hosts on a vastly unequal
footing to the rest of New South Wales and will ultimately hurt guests, local businesses
and communities by reducing choice, availability and affordability of accommodation.

● Airbnb is disappointed that the overall recommendation of the Economic Impact
Assessment (EIA) has been rejected, while areas of the report that support the Council’s
policy position have been embraced, without the appropriate surrounding context.

● Consideration of this proposal should be paused until such time as the 180 night limit and
data sharing framework has been operational for at least 18 months to allow objective
data to be collected and analysed.

● Airbnb considers that housing availability and affordability is a complex public policy issue
with a broad range of factors at play, including macroeconomic impacts, demographic
changes, approval rates for new housing developments and policies across
Commonwealth, State and local governments.

● Rather than focusing on regulation as the solution to Byron Shire’s housing crisis, the
focus should instead be on growing the supply of social and affordable housing to ensure
the region can grow sustainably and with the future in mind.

● Airbnb has recently announced a suite of proposed measures to help build stronger
communities and foster sustainable tourism growth. The proposed measures include our
support for a sustainable visitor levy to fund critical infrastructure and housing in local
communities, as well as support for reviews of rental eviction protections.

● Airbnb has recently announced a suite of proposed measures to help build stronger
communities and foster sustainable tourism growth. The proposed measures include our
support for a sustainable visitor levy to fund critical infrastructure and housing in local
communities, as well as support for reviews of rental eviction protections.

● Reducing non-hosted accommodation to 90 nights a year will artificially constrain the
market and is unlikely to have a long-term impact on housing pressures in the area. It will,
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however, create vast accommodation shortages in the area around peak periods and
major events such as Splendour in the Grass, Bluesfest and the Byron Bay Triathlon.

● Airbnb continues to support the New South Wales Government’s statewide regulatory
framework for short-term rental accommodation and is committed to continuing our
cooperation with government through information sharing to ensure policy solutions are
informed by sound evidence.

● Noting there are clear and robust statewide regulations overseeing the short-term rental
accommodation sector within the State of New South Wales, Airbnb firmly believes that it
is far more appropriate that the status quo is retained, in that regulation continues to be in
line with the existing framework and decisions on significant variations to the framework
are made by the NSW Government.

About Airbnb

Airbnb was born in 2007 when two Hosts welcomed three guests to their San Francisco home,
and has since grown to 4 million Hosts who have welcomed more than 1 billion guest arrivals
across over 220 countries and regions. Travel on Airbnb keeps more of the financial benefits of
tourism with the people and places that make it happen. Airbnb has generated billions of dollars
in earnings for Hosts, 90 percent of whom are individuals listing the homes in which they live.
Among Hosts who report their gender, more than half are women, and one in five employed
Hosts are either teachers or healthcare workers. In 2019, Airbnb directly supported 300,000 jobs
in just 30 destinations, averaging nine jobs for every 1,000 guest arrivals. Travel on Airbnb also
has generated more than $4 billion in tax revenue around the world. Airbnb has helped advance
more than 1,000 regulatory frameworks for short-term rentals, including in 80% of our top 200
geographies. In late 2020, to support our continued expansion and diversification, we launched
the City Portal to provide governments with a one-stop shop that supports data sharing and
compliance with local registration rules. We continue to invest in innovations and tools to support
our ongoing work with governments around the world to advance travel that best serves
communities.

The Airbnb community in Byron Shire

Airbnb’s community has a strong track record of growing the visitor economy in Byron Shire
providing more choice of accommodation for consumers in more locations across a variety of
price points. In the 12 months to 1 October 2022, our Host community welcomed over 127,000
guests to the Byron Shire Council area.1

Airbnb has a large community of Hosts in Byron Shire for whom sharing their home is now part of
their lifestyle. The overwhelming majority of our Hosts are ‘mum and dad’ operators looking to
supplement their income or subsidise their own travel, with many hit hard by the pandemic and
related border closures. Importantly, the sharing economy helps build resilient communities

1 Internal Airbnb data as at 1 April 2022.
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where locals can create supplementary income, and robust economies that are supported by
increased visitation and spending by Airbnb guests – particularly in the current climate of rising
living costs. As the Council would be well aware, tourism is playing a crucial role in the economic
recovery of New South Wales, and Airbnb helps empower communities to share in the benefits of
tourism and welcome new visitors to their neighbourhoods.

A report by Oxford Economics found that Airbnb guests in New South Wales contributed over $3
billion to the local economy in guest spending and supported 33,800 local jobs in 2019, whilst
also contributing $4 billion to Gross State Product.2 Since 2020, the New South Wales
Government has delivered a proportionate and workable regulatory framework for short-stay
accommodation that applies clear and consistent rules across the state. These include a
registration scheme, industry-wide Code of Conduct, an opt-in cap of 180 nights for non-hosted
accommodation and a robust data sharing process – all of which currently apply in Byron Shire
Council.

Any consideration of changes to the regulatory settings for short-term rental accommodation in
the Shire must consider the flow-on effects to small businesses and those who are employed by
them. In addition to visitor spending, the home sharing economy is supporting the growth of
ancillary services and the creation of local jobs — such as domestic cleaning, gardening and
property management — facilitated by over one third of surveyed hosts (37 percent) on Airbnb in
Australia who prefer to engage professional services to manage their listings and bookings.3

Crucially, Airbnb is playing a vital role in helping people remain in their homes and communities
by providing them with the ability to supplement their income. In a survey of Australian Hosts on
Airbnb in 2021, a third of respondents said the primary reason they started hosting was to ‘make
ends meet’.4 In turn, these Hosts help drive economic growth and job creation, with many local
businesses relying on the valuable tourism dollars spent by Airbnb guests. Moreover, the
supplemental income earned through home sharing empowers women and older or retired
persons to remain in their homes and communities — 71 percent of Airbnb Hosts in Byron Shire
identify as female and over 23 percent of Hosts are aged 60 years or older.5 As the cost of living
continues to rise, home sharing provides an additional source of income, or indeed the only
source of income, that allows everyday Australians to help make ends meet.

STRA and the housing market

Housing is a complex public policy issue and Airbnb welcomes the opportunity to place short-
term rental accommodation into appropriate context. Given the range of factors influencing the
market, both in Byron Shire and New South Wales broadly, any mature and prudent debate must
examine the range of drivers of availability and affordability, including market factors such as
demographic changes, economic circumstances of households, rising construction costs, and

5 Internal Airbnb data as at 1 April 2022.

4 Survey dates from Feb 1, 2021 to Mar 3, 2021 for Homes Hosts in Australia who hosted a trip during 2020.

3 Airbnb survey data. Survey conducted in January 2020 of 1,612 Hosts with listings on Airbnb in Australia.

2 Oxford Economics, The Economic Impact of Airbnb in APAC: an independent report by Oxford Economics,
commissioned by Airbnb, pp. 23-28. Figures in 2019 prices.
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policies across Commonwealth, State and local governments. Airbnb is committed to working
with all levels of government to find common sense policy solutions that will meaningfully assist
in growing housing supply across Byron Shire and indeed the rest of Australia.

In October 2022, Airbnb announced a suite of proposed measures that will help build stronger
communities, foster sustainable tourism growth, and equip governments across Australia with
tools to help address important issues, such as housing affordability. Among others, the proposed
measures include our support for a sustainable visitor levy to fund critical infrastructure and
housing in local communities, as well as support for reviews of rental eviction protections.
Housing affordability is a challenging and complicated issue. The causes differ from place to
place, with legacy factors – which often pre-date the founding of Airbnb by decades – impacting
on the overall housing landscape. As a company with housing affordability and cost of living
needs in our roots and origins, we want to play our part in proposing meaningful solutions that
can help tackle these problems and help make a positive contribution to this important issue.

Unfortunately, the Byron Shire Planning Proposal is unlikely to have a long-term impact on the
housing pressures being experienced in the local community. As Census data recently released
by the ABS demonstrates, one of the more pervasive issues in housing availability in Australia is
the sheer volume of empty dwellings - over one million -  an enormous figure when contrasted
with the comparatively tiny number of houses listed on short-term rental platforms. It’s also
important to find ways to address the nation’s glut of empty rooms, which the ABS estimates to
be about 13 million, as part of a holistic approach to the broader issue of housing affordability.

We understand that for many, the past two years have been extremely challenging, however
further caps on non-hosted accommodation is not a substantive solution to housing issues in
Byron Shire. Holiday homes and apartments have long been a feature of our coastal
communities, and platforms such as Airbnb simply allow owners to more easily share their homes
with others on a short-term basis. For many Hosts, the primary function of their home is for their
own personal use and enjoyment and hosting is a way to help support the financial maintenance
of the property.

Nevertheless, Airbnb is keen to play a part in helping to provide meaningful solutions and tackle
the issue of housing supply and affordability, in collaboration with a broad range of stakeholders.
While short-term rental accommodation generally comprise a small proportion of the overall
property market, we’re keen to keep finding ways that we can make a positive contribution to this
important issue and urge Byron Shire Council to consider this issue more holistically.

Scraped data

Airbnb notes that Byron Shire Council has relied on scraped data to estimate the impact of
short-term rental accommodation on the housing market. The EIA uses data sourced from a
third-party service that scrapes information from online booking platforms and paints a
misleading picture of the sector. Booking platforms such as Airbnb share data with the New

4



South Wales Government under the current statewide regulatory framework to support common
sense policy outcomes and avoid the need for reliance upon unverified data.

Scraped data has a number of serious flaws, particularly in the way that short-term rental
accommodation data is represented. For example, an ‘entire home listing’ is not always
equivalent to a stand-alone dwelling and data scraped by third parties simply cannot make these
distinctions. Entire homes could be a granny flat or self-contained space adjacent to or within an
existing house. It will not always be the sort of space that policy-makers would regard as a
dwelling available to rent on a long-term basis to a tenant in the traditional sense. Rather, it may
be a space which is used from time-to-time by visiting friends or family. In data sets scraped by
third-parties, an individual or family’s primary place of residence will also appear as an entire
home listing, even when it is only listed for a short period, including while they are travelling and
choose to list their home on Airbnb for the period they are away.

In addition, scraped data does not reflect that properties may become available for short-stay
accommodation for only a few weeks or months per year. These properties may shift back onto
the long term rental market periodically, yet could still be represented as homes or rooms used
exclusively for short stays, thereby overstating the scale and impact in the local community.
Similarly, Hosts often cross-list their properties on multiple booking platforms and may be
represented multiple times in analyses that rely on unverified data. These nuances are not
accounted for in data sets scraped from our website or that of other booking platforms and we
again express our concerns about reliance on this information in decision-making processes.

We also note that in exhibiting the Planning Proposal, Byron Shire Council has relied upon an
‘independent peer review’ of the EIA that reads more as an opinion piece than a robust academic
analysis. Scraped data and the peer review document cannot be trusted insofar as they do not
provide an accurate picture of the entire short-term rental accommodation market. Council’s
decisions must be guided by the best available data to ensure it maximises the benefit for locals
and avoids any unintended consequences. In this respect, we are concerned that the Council has
made policy decisions based on speculative data and would instead encourage the use of the
official data collected from all major platforms by the NSW Government. Nevertheless, Airbnb
stands ready, willing and able to work with Byron Shire to explore reform opportunities guided by
the best possible evidence.

Airbnb response to Planning Proposal

Airbnb welcomes the opportunity to comment on the Planning Proposal and highlight the
potential impacts on our Host and guest community.

Airbnb’s community continues to support the growth of the visitor economy in Byron Shire, by
providing more choice of accommodation for consumers across a variety of price points. Any
regulation of short-term rental accommodation must be fair, fit-for-purpose and backed by sound
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evidence, and we are committed to working with governments and local councils on tangible
policy solutions that deliver positive outcomes for all stakeholders. Airbnb has supported the
development of thousands of policy frameworks around the world and can bring practical
solutions and learnings from where we’ve helped advance regulatory settings, including other
Australian states and local government areas.

In respect of the current Planning Proposal, we are concerned that the 90 night restriction on
non-hosted accommodation will have severe, adverse impacts on the local community. A cap is
not a long term solution to resolve perceived housing or local amenity issues and will ultimately
hurt Hosts, guests and local businesses by reducing choice, availability and affordability of
accommodation in the Shire. Further, the policy itself does not adequately address the issues that
Council is attempting to solve on a long-term basis. Airbnb advocates for rules that are fair,
sensible and which strike a balance so that everyone can share in the benefits of tourism, and are
adaptive to the changing ways people are living and working with the rise of flexible and hybrid
work arrangements.

Creating STRA precincts within which non-hosted accommodation can effectively operate for 365
nights a year, in a small number of select areas, will deeply divide the community and entrench
inconsistency into the regulatory framework. A cap of 180 nights already applies to non-hosted
accommodation across the Shire (and in other areas of the state) and strikes the appropriate
balance between providing Hosts with certainty about when and how they can host, and also
ensures guests can utilise properties that might otherwise be empty holiday homes or
apartments.

In its Planning Proposal, the Council has not provided detailed information concerning the
designation of these precincts beyond noting that ‘some areas with high tourism appeal near
beaches and services may be more suitable for year round holiday letting’.6 The concept of
‘STRA precincts’ is inherently flawed, as it may not accurately reflect the areas in which Hosts
share their properties across the Shire. The very limited areas currently designated for STRA are
in close proximity to existing tourism precincts and traditional accommodation, and where
arguably, there is a less of a need for STRA. Other areas of the Shire, where there is a genuine
need for STRA, will be severely hampered by the Proposal with fewer accommodation options
and reduced opportunities for locals.

Accordingly, Airbnb strongly urges the Council to consider expanding the geographical area of
the STRA precincts to allow more Hosts to share their properties and provide vital
accommodation throughout the year for the benefit of the visitor economy.

The EIA determined that the statewide framework and opt-in cap of 180 nights would be the
optimal policy setting for all stakeholders in the Byron Shire area and it is disappointing to see the

6 Byron Shire Council, ‘Planning Proposal 26.2020’ 2022, p.8.
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Council reject the expert recommendation. Simultaneously, Byron Shire Council has selected
specific data points from the EIA to justify its restrictive and regressive Proposal, against the best
interests of the local community. We note that the opt-in cap has been operational in Byron Shire
for less than a year, and yet Council is still moving ahead with this Proposal before its impacts are
properly assessed and analysed. This view was shared in the EIA which noted:

“Importantly, regardless of which policy option is ultimately implemented, the proposed increased
regulation of STRA properties is welcomed. It is expected that this regulation will enable the
collection of more granular and relevant data which will, in turn, enable more detailed policy
analysis, development and evaluation in the future. We therefore strongly recommend that a
post-impact policy evaluation be undertaken no later than 2027 to determine the actual impacts
of whatever policy is ultimately implemented. The findings of this evaluation can then be used to
inform a policy position post-2027.7

Crucially, a ban on non-hosted accommodation will disadvantage everyday people in the Shire at
a time when the rising cost of living is placing Australian households under significant financial
strain. Locals in Byron Shire Council deserve evidence-based policy proposals using the best
available information and learnings, rather than speculative assumptions that suit a particular
policy agenda. The Planning Proposal in its current form will put holidaying and hosting further
out of reach for many Australians, with a range of unintended impacts and consequences, as
detailed below.

Not a long-term solution to housing issues

Based on a small sample size of 249 Hosts, the Planning Proposal suggests that 24% of
short-term rental accommodation properties will immediately ‘return’ to the long-term rental
market as a result of the 90 night cap on non-hosted accommodation.8 Airbnb notes that the
same survey found that around 14% of properties would move to the long-term rental market as a
result of the 180 night cap which came into effect in February 2022.

It should be noted that these figures are merely speculative and may not accurately reflect what
Hosts will actually do with their properties if the Proposal is pursued. The EIA’s analysis of the
Host survey results found that any increase in properties becoming available on the long-term
market as a result of short-stay policies would be ‘negligible’.9 It also noted that in considering
whether to shift their property to the long-term rental market, not all Hosts are seeking a
minimum yield ‘as holiday properties for many will be an emotional decision motivated by
enjoyment, not investment or business’.10 Even with the imposition of a 90 night cap, many would
still prefer to keep their properties empty for greater flexibility and to ensure that their holiday
home is available for their own use throughout the year to ‘to suit their own holiday aspirations’.11

11 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.69.

10 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.74.

9 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.73.

8 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.112.

7 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.32.
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The suggestion that 24% will simply move to the long-term market fails to take into account the
range of reasons that Hosts share their properties and does not meaningfully add new supply to
the housing market in order to keep up with growing demand.

Properties available for short-term rental may not be suitable for long-term occupancy for
affordability or amenity reasons. The EIA notes that many short-term properties have a ‘level of
specification to appeal to holiday makers and is different to typical long-term rental property’.12

The properties may be less suitable for a typical long-term tenant as they may not have
appropriate kitchen, laundry or storage facilities that would be needed for ongoing residency, or
may not be the type of properties that would be considered affordable on the long-term market.
The EIA notes that many STRA properties are simply unlikely to be suitable for long-term rental
for a range of different reasons, such as a ‘reluctance to have those properties in the long-term
market when there are not frequent inspections of the property to ensure it is being maintained’.13

There are also economic and market factors that will also determine the future utility of STRA
properties if this proposal indeed passes. As the EIA notes, ‘rents would reflect the standard of
property if short-term properties were to transfer to the long-term rental market’ and would not
address ‘the shortage of long-term rentals if priced above where the market gap is’.14 Simply
contrasting the number of STRA properties in a particular region against the current number of
vacant rental properties creates a distorted view of the market. It implies that the only transfer of
long-term rentals is to short-term accommodation, and not through shifts to owner-occupancy or
rental demand driven by population movements, or increasingly less-dense households. These
fundamental considerations have been omitted from the Planning Proposal, contributing to a
narrow analysis of the overall impacts on the property market and a rejection of the EIA’s
recommendation to the detriment of the entire community.

Fewer, less affordable accommodation options

At a time when tourism is playing a vital role in Australia’s economic recovery, caps on
non-hosted accommodation risks putting Byron Shire at a severe disadvantage when it comes to
welcoming interstate and international travellers. Our platform provides everyday people with a
range of suitable options to travel within their budget and allows many to explore new places that
they may not otherwise be able to.

Reducing supply will inevitably lead to less affordable accommodation options, particularly in
residential and rural areas not well serviced by traditional accommodation. Everyday Australian
families will bear the brunt of this, as they face difficulties finding accommodation to suit their
needs and within their budget. Non-hosted accommodation is well-suited to families as it reflects
a typical home environment and allows multiple generations to stay together when travelling.
Many listings include full kitchen and laundry facilities, backyards and multiple living spaces that

14 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.69.

13 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.112.

12 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.69.
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allow families to travel with space and comfort. These opportunities are simply not available in
traditional accommodation or prohibitively expensive for the average family.

In this way, our platform plays an important role in democratising travel, allowing Australians to
explore parts of the country that might not otherwise be financially feasible. Higher
accommodation costs will force many to travel to other more affordable destinations or simply
decide not to travel at all, particularly against the backdrop of rising living costs. In a 2021 survey
of Australian Hosts, in response to a question about why they host their space on Airbnb,
approximately 35 percent said one of the reasons is to earn money to help cover the rising cost
of living.15 Meanwhile, more than a third (34 percent) said they host to earn money to make ends
meet, and 41 percent said they host to earn extra spending money.16

With that in mind, Council's proposal should not be seen as a mere cap on the number of nights
non-hosted short-term accommodation can operate. Rather, it is a handbrake on the visitor
economy in Byron Shire and its ability to evolve and respond to future consumer demand and
preferences. It’s likely to place the Shire at a disadvantage to other, neighbouring jurisdictions,
where there may be more appropriate recognition of changing consumer habits and desire to
embrace innovative, evidence-based solutions to housing supply pressures.

Limited hosting opportunities

Reciprocally, hosting on platforms such as Airbnb offers an opportunity for many to fill financial
gaps or to shore up their existing income, while providing much-needed accommodation to local
communities. For older adults, hosting can provide a post-career opportunity to supplement their
pension in retirement. As of September 2021, approximately 15 percent of Airbnb Hosts globally
are older adults and 24 percent are retired17 – and in Byron Shire specifically, over 23% are aged
60 years or over.18 Older adults are not only turning to hosting as an economic opportunity – they
also remain among our community’s most beloved Hosts. As of September 2021, nearly 90
percent of reviews of older adult Hosts were five-star reviews, and over 30 percent of Superhosts
globally are older persons.19

The economic activity created by Airbnb supports a range of local businesses, including those in
regional areas that might not otherwise benefit from tourism and increased visitation. Alongside
jobs in restaurants, cafes, and retail shops, the combined value of wages paid to workers in these
businesses across Australia in 2019 was $3.9 billion, according to Oxford Economics.20 This
highlights the immense value of STRA to the Byron Shire Council area and the economic

20 Oxford Economics, The Economic Impact of Airbnb in APAC: an independent report by Oxford Economics,
commissioned by Airbnb. Figures in 2019 prices.

19 Airbnb, ‘Airbnb Economic Empowerment Report’ (2021), p. 3.

18 Airbnb internal data as at 1 April 2022.

17 Airbnb, ‘Airbnb Economic Empowerment Report’ (2021), p. 3.

16 Survey dates from Feb 1, 2021 to Mar 3, 2021 for Hosts in Australia who hosted a trip in 2020, sample size ~3806.

15 Survey dates Feb 1, 2021 to Mar 3, 2021 for Hosts in Australia who hosted a trip in 2020, sample size ~3806.
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opportunities it provides for Hosts, local businesses and the wider community. In this regard,
Airbnb notes a projected loss of at least 265 jobs as a result of the implementation of a further
cap on non-hosted properties in Byron Shire and urges the Council to seriously consider how this
will affect its local community.21

Reduced capacity to host major events

Byron Shire is widely regarded as a hub for major cultural, live music and sporting events.
Unfortunately, the Planning Proposal will limit the area’s ability to accommodate visitors, including
those from interstate and overseas, when major events, conferences and festivals come to town.
The surge capacity, or elastic supply, that the Airbnb community can provide creates
opportunities for attracting and hosting major events in cities and regional towns. None of the
designated STRA precincts are within close proximity to the largest major events that Byron Shire
plays host to every year - Splendour in the Grass, Bluesfest, Falls Festival, Byron Bay International
Film Festival and so on. If anything, a cap of 90 nights simply reduces the opportunities to host
and could potentially inflate the cost of accommodation around these events.

In the event that a 90 day cap is indeed pursued, Airbnb proposes an ‘event exemption’ to allow
Hosts to share their properties around the above mentioned major events without contributing to
their 90 night cap. Such an exemption would ensure there is a fair and balanced approach to
supporting major events, whilst ensuring there is enough suitable accommodation to deal with
the influx of visitors that coalesce in the Byron Shire area at those times. Airbnb suggests that this
would be the most logical and straightforward way that Hosts, guests and local businesses will
still benefit from the increased visitation during those periods under a 90 night cap scenario. Of
course, the optimal setting from Airbnb’s perspective is for the 180 night cap to continue to apply
across the Shire, maintaining the status quo established by the NSW Government’s regulatory
framework.

Ignores the myriad use-cases for STRA

Disappointingly, the Planning Proposal neglects to consider the myriad reasons that guests utilise
non-hosted short-term rental accommodation and the impacts on everyday people who share
their homes. This includes, but is not limited to, accessing essential health care, education or
work opportunities, to attend major events or conferences, during emergencies, and visiting
friends and family from regional and remote areas of the state. We know that a further cap on
non-hosted accommodation will have adverse impacts on everyday Aussies who rely heavily on
STRA to live, work and travel on a budget.

For example, we know of tradespeople in the construction industry and essential health care
workers who often utilise short-term rental accommodation whilst working in locations away from
their primary home. The availability and cost of staying in traditional accommodation during these

21 Urbis, ‘Byron Shire - Short term rental accommodation caps - Economic Impact Assessment’ (2021) p.69.
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short, but regular stints is prohibitive for many and platforms like Airbnb are a cost-effective
solution that suits their needs. Access to basic kitchen and laundry facilities is vital in these cases,
and non-hosted properties are well-suited to these needs for short periods. This is particularly so
in areas outside major townships, where there may be little to no traditional accommodation in
close proximity to worksites or medical precincts. Removing the ability of Hosts to share their
homes for these uses will further inconvenience local businesses that are already struggling to
find and attract workers.

According to the latest North Coast Tourism Trend Data published by Destination NSW, trips
taken for reasons other than holidaying (such as visiting friends and family, business or other)
represented almost 50% of all trips taken to the North Coast in the year ending June 2022.22 In
the same period, there has been a slight increase in the average length of stay in the region23

which could be indicative of a further upward trajectory, with the rise of digital nomadism and the
ability for many to live and work from anywhere.

This certainly mirrors trends Airbnb are seeing on our own platform. Internal data indicates that
the accommodation needs of people are changing and a 90 night cap would not support the
growing demand for STRA in Byron Shire. Over the last two years, Airbnb has seen average trip
length increase by approximately 15%, with stays of more than 7 days now representing nearly
half of all gross nights booked.24 It indicates a shift in the way people are living, working and
travelling and the need for regulatory frameworks to be flexible and agile in adequately reflecting
this. The rise of remote work has enabled many to work untethered, with more freedom to blend
holidays and travel with typical work commitments. The reason our platform has been able to
respond to this changing world of travel is because our model is inherently adaptable. We have
Airbnb Hosts who offer nearly every type of home in nearly every community around the world.
These homes accommodate all types of travel and the diverse needs of guests, highlighting the
importance of having regulatory settings that are future-proof and adaptive.

The Planning Proposal therefore fails to appreciate the many different reasons Hosts and guests
utilise short-term rental accommodation and turns off the tap for vital forms of accommodation
that supports the local community. As noted previously, for many Hosts, their properties are
holiday homes or apartments that would otherwise remain empty if not shared with others, and
will not become available on the long-term property market in the near future. The proposal does
not meaningfully address the issues that Council is attempting to solve, but instead
disadvantages the entire community by limiting opportunities to support the local visitor economy
– which always has and always will be in high demand.

24 Internal Airbnb data, 2022.

23 As above.

22 Destination NSW, ‘Latest North Coast Region Visitor Statistics - Travel to North Coast NSW Tourism Region’, June
2022. Figures for domestic overnight travel.
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Reduced opportunities for regional tourism dispersal

Airbnb brings visitors to parts of Australia not well serviced by traditional accommodation,
economically empowering regional communities to participate in the travel industry and spread
the benefits of travel across the state.

Guests are also discovering new places to travel because of Airbnb through the use of
Categories, which help them discover off-the-beaten track destinations that spread the tourism
dollar in more places. A 2022 report by Airbnb titled ‘Further Afield: Spreading the benefits of the
travel revolution’ highlights that non-urban nights booked on Airbnb in Australia have increased
about 60 per cent when comparing Q2 2022 with the pre-pandemic second quarter of 2019.25

Applying a cap of 90 nights in the majority of the Shire will reduce accommodation options
outside major towns and coastal communities, confining travellers to the higher tourism areas
where there is already a shortage of accommodation options. As a result, it’s likely to
disproportionately affect smaller, regional communities within the Shire where traditional
accommodation is not widely available. In the process, opportunities for regional communities will
be hampered and limited by a further reduction in the cap. This will mean fewer jobs and
economic growth in areas that need it the most, wounding local businesses such as cafes,
restaurants and tourism operators, as well as ancillary services such as cleaners and
maintenance workers.

Reverse impact on housing availability and affordability

Airbnb is concerned that the Planning Proposal may have unintended consequences on property
prices and rental affordability. Our platform provides unique accommodation options at a variety
of price points and reduced supply does not mean that demand will simply dissipate with the
establishment of STRA precincts and a 90 night cap elsewhere in the Shire.

In fact, the Proposal risks undermining the Council’s policy objectives by potentially increasing
the value of properties that are within the STRA precincts. A 90 night limit on the number of
nights that properties can operate as short-term rental accommodation places a premium on
those that can operate for 365 nights due to the potential economic opportunities that their
positioning provides. While Airbnb recognises the difficulty in predicting the precise impact of the
policy in this regard, any increases in individual property prices can set broader pricing trends
and expectations, including on rental affordability. Airbnb and other commentators have
previously warned of this potentially paradoxical outcome and again urges the Council to
carefully consider this issue to avoid worsening impacts on the local community.

25 Airbnb, ‘Further Afield: Spreading the benefits of the travel revolution’ (2022), p. 3.
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Lack of compatibility with the New South Wales STRA regulatory framework

Airbnb was disappointed to learn of the decision to grant Byron Shire Council the opportunity to
exhibit its Planning Proposal to halve the existing statewide cap of 180 nights and act as the
approval authority for its own Proposal.

We note the NSW Government has faced repeated calls from Byron Shire Council to further lower
the cap on non-hosted accommodation since the inception of the statewide regulatory
framework. It’s critical to note that Airbnb has worked very hard to cooperate with the Shire of
Byron to find solutions that would not result in arbitrary caps. As recently announced, Airbnb
remains committed to working constructively with all levels of governments to ensure the
regulatory settings for STRA are fit-for-purpose and evidence-based. In our view, this Planning
Proposal represents neither and will not have a meaningful impact on the freeing up of additional,
affordable housing for Byron Shire.

Airbnb is disappointed that the final decision rests with Byron Shire Council, rather than the NSW
Government which is best equipped to make decisions with reference to reliable, objective data
collected from all booking platforms. We reiterate our viewpoint that Byron Shire has failed to
demonstrate just cause for the proposal to proceed.

Conclusion
Overall, Airbnb is disappointed that the recommendation of the Economic Impact Assessment
has been rejected and calls for:

● The current Planning Proposal to be abandoned (in line with the EIA);
● Continuation of the 180 night cap that currently applies across the Shire, until such time as

the impacts of the cap can be assessed and properly analysed;
● Should the Council proceed with its proposal, a significant expansion of the geographical

area of the designated STRA precincts to allow more Hosts to share their properties
throughout the year (including those who are in rural or farming communities and provide
much-needed accommodation where it doesn’t otherwise exist); and

● In the event the 90 cap is pursued, consideration of an event exemption that applies
throughout the Shire and allows Hosts to share their homes when large events come to
town, without contributing to their nights count.

Airbnb welcomes any opportunity to work constructively with Byron Shire Council and other
stakeholders to support the development of evidence-based policy settings that meaningfully
build housing supply, help address the unique stressors that come with population change, and
ensure that the visitor economy continues to contribute to the economic prosperity of the Shire.

At the same time, we stress that the influence of Airbnb’s community of Hosts and guests, are
infinitesimal when compared to the other many factors that impact the broader housing market in
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Australia. The nature of our role in the Byron Shire landscape is such that we assist in growing
the potential of existing dwellings and economically empower ordinary Australians to share their
homes and offset the cost of their housing through hosting.

Crucially, Airbnb notes that the Council's proposal is extremely unlikely to have a substantive
impact on the availability of affordable rental housing in Byron Shire.

Thank you again for the opportunity to make a submission to this process.

Yours sincerely

Michael Crosby
Public Policy Manager, ANZ
Airbnb
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Matt Moss 

STRAPP775 

STRA - Brunswick Heads 

MAPPED AREA FOR BRUNSWICK HEADS MUST BE REDUCED 

Residents of Brunswick Heads cannot understand why Byron Bay, which is an 
international tourist destination, only has a small section of 365 days a year STRA 
while Brunswick Heads, which has done all it can not to let the village turn into 
another Byron Bay, has half of the village as 365 STRA! This is absurd and cannot 
happen. 

THREE MAJOR CARAVAN PARKS IN BRUNSWICK HEADS 

I would like to remind Council that Brunswick Heads already has three large, 
government run, caravan parks that provide holiday accommodation for 365 days of 
the year. These parks are increasing the number of cabins they have available. A 
recent statement from Reflections regarding expansion at Massy Greene Caravan 
Park stated: "The park currently welcomes more than 30,000 visitors each year, 
contributing more than $2.5 million to the local economy. The new cabin precinct at 
Reflections Massy Greene will enable the park to welcome an additional 1600 
guests, providing a vital injection of $385,000 annually for local businesses and 
tourism operators in Brunswick Heads." Multiple these numbers by three to get an 
estimate of the amount of STRA these three caravan parks provide in Brunswick 
Heads 365 days a year. 

LOSS OF MORE AFFORDABLE HOUSING IF RESIDENTIAL ZONES INCLUDED 

My home is east of Tweed St in Brunswick Heads in the proposed 365 STRA area. I 
have long term residents in a house converted to four flats on one side which house 
elderly single people which could easily be turned into ABB and on the other side a 3 
bed house which is ABB says can sleep 10! Which we regularly have to call police to 
deal with parting noise! 

These are both residential houses and 

I am concerned that a 365 precinct will change the use of these houses to holiday 
lets with a negative impact on those of us who live here permanently. It would also 
reduce the availability of affordable housing stock close to amenities in Brunswick 
Heads. I have counted another 15 units in properties on my back lane alone and 
there are many more in the residential areas that are included in the 365 precinct 
Council has mapped for Brunswick Head, all of which are permanently let at the 
moment. This is the type of housing stock needs to be keep for affordable, rental 
accommodation. I am concerned these units will be attractive to STRA investors as 
they are the most affordable properties to purchase in the village. The 365 day STRA 
precinct in  Brunswick Heads should only include the Business Zone B2 and Mixed 
Use Zones B4 along Tweed St. This is still a very large area, even though the 
residential zones are removed (see attached map of B2 and B4 Zones in Brunswick 
Heads). This could create a better experience for visitors as they would be around 
other visitors in the commercial zones and would hopefully be more warmly 
welcomed by locals who are not negatively impacted and whose residential amenity 
and sense of community is restored and valued. 



PUT OUR COMMUNITY FIRST 

I believe all residential zones in Byron Shire should be removed from the 365 STRA 
map and included in the 90 day capped zone only. This is a one off opportunity for 
BSC to put our, some what fractured and under pressure, community first. A strong 
and resilient community could be our greatest asset moving forward. 

 



Jon Paul floyd 

STRAPP776 

please refer to my attached letter as this details my objection in full - 5 pages 

STRAPP776\3177652\221031 Byron Shire Council.pdf [SCANNED, FILE SAFE]



Byron Shire Council  

  

Mullumbimby, NSW 2482 

31/10/22 

Attn Mayor Michael Lyon  

 

Dear Mayor Lyon 

RE: Short Term rental Accommodation – Planning proposal – Objection  

I am writing to express my objection to the proposed changes that Byron shire council is looking to 

implement within the region for the following reasons: 

Firstly Byron shire council is proposing to move its policy outside of what has been set by the NSW 

government of 180 days for un hosted accommodation. There is no valid reason for a 90 day change 

to be implemented and I give my reasons as per below. 

I am a home owner within the shire and some 12 years ago made my property available for rent to 

the groups of people to which you are intending on trying to implement this initiative for, that being 

lower income workers in the café’s restaurants etc. During my time of renting my property in this 

manner I experienced significant loss of rent by tenants not paying, significant damage to the 

property which I could not recoup from tenants, gardens not maintained and the house looking like 

a slum. I received more complaints about the tenants from my neighbours then I ever have as a 

result of holiday letting.  

The tenants had more rights, than that of a STRA agreement and as they were typically employed in 

hospitality were frequently partying late of an evening to the detriment of our local community. I 

had my direct neighbours complaining to me about tenants that were selected by my managing 

agent.  

With STRA agreements we can filter through groups, we do not accept, hens, bucks parties, 18th’s, 

21st’s, 30th’s or special event occasions that may result in parties, we have strict not party policy, we 

don’t allow single sex bookings which are often masking as hens or bucks parties, we generally have 

age restrictions and where a particular group such as schoolies are allowed to stay we place security 

services on for the entire duration of their stay. We always consult with our direct neighbours and I 

believe that I am a responsible owner that can manage the outcome of STRA bookings effectively. 

BSC raises the point that if the period of stay was reduced to 90 days then this would allow more 

properties to be reintroduced back into the rental market. I find this fact to not in keeping with 

reality, our property is currently valued at circa $3.5m+ so in order for me to get a normal return on 

my investment this would mean that my rental charge would need to be circa $3,365 per week, 

please tell me how the average café worker or family could ever afford this? 

My biggest fear from the implementation of this policy is that what Byron shire council are not 

considering is that I believe that in implementing this policy of 90 days that it will have one of the 

worst effects, which is that it will create a town of elitest people where only the rich can afford to 

own property and visit. There would be no affordable rentals made available to families. Houses will 



sit vacant for ¾ of the year and create a ghost town with only day visitors coming in from other 

suburbs which would add more vehicles to the already congested road network of Byron. 

Byron shire council have made some extraordinary claims as to the number of non hosted STRA 

properties within the shire the figure quoted by council is approximately 35% when in fact the figure 

is closer to 6%. 

If the cap is reduced to 90 days then then this will actually reduce the number of guests that can visit 

Byron and stay here and spend money, council is forgetting that Byron is a tourist town driven 

economy and if the amendments are made and these houses sit empty for ¾ of the year then the 

actual effect is that Byron council will actually destroy the local economy through job losses and will 

actually reduce the number of local jobs.  

I do not believe that councils decision to amend to the 90 day policy will have any impact upon 

homelessness, council are suggesting that as a result of STRA this has contributed to homeless ness 

in the community, I would firmly reject this, my question back to Bryon council would be how does a 

homeless person afford a median priced unit of $1.4m and house of $3.5m? 

The housing affordability issues as raised by Byron shire council are not limited to the Byron shire 

alone, this is a national issue that cannot be overcome by one councils proposed outcomes, council 

are trying to create housing affordability in an area where the house prices are already so high. In 

order for any outcome to be effective and reduce a rent down to a more manageable say $800 per 

week this would require the housing market values to drop by 75%  which is completely unrealistic. 

What would be more realistic is why don’t Byron council support a social housing scheme, rezone 

some land and manage their own housing initiative if they truly want to tackle this issue head on, 

there are plenty of sites that are available for this, one that comes to mind is the old hospital site, 

this could easily be converted into cost effective low income housing. This would be a far better 

solution then trying to overt a policy upon all other home owners.  

I would like to note that as a direct result of my house currently being made available for holiday 

letting I employ the following people: 

3 x cleaners to perform the cleaning weekly – these are 3 ladies with families 

1 x gardener weekly – a young gentleman who has started his business off the back of holiday letting  

1 x bin disposal services weekly – pick up waste put bins out, wash the bins.  

1 x linen services that employs numerous staff, to launder and make up beds. 

A Periodic handyman for upkeep of our heritage home.  

 

If the cap were to be introduced, I would not employ any of the above people and go back to 

completing all of the above services for myself, this would be a net loss just from my property alone 

of circa $60,000 per year to the local economy if at any point in time I were restricted to 90 days, 

and I know of at least 9 other houses that would do the same as me.   

So if all these houses are made available for all of these workers, then what will they be servicing if 

the economy dies and the jobs are all gone? The town I fear would return to a welfare community 

with increase crime. 

Council have noted that they don’t expect there to be a significant impact to the overnight visitation 

within the region, I am not sure how you can boldly make this statement when if Byron shire 

councils numbers are to be believed and properties are restricted then there is a direct correlation 

as to how many people can visit and stay in the town.  



There will not be a 27% return of housing to the long term rental market that is claimed by councils 

studies. In my opinion what will happen is the following: 

Owners will lease their houses for a term of 6 months, then go month to month with a tenant to 

make up the 9 months, following this during the peak period they will STRA let their homes for the 

summer period to capitalise on the 90 day maximum, so what you in fact have then is a worse 

situation of creating a transient group of people for the ones in which you are trying to provide 

housing for. They will be in a worse off situation of having to move each year.  I personally have just 

logged onto the realestate.com.au property rentals page and have found 40 advertised properties 

available within the close proximity to Byron bay – this is taken at the date of this letter 31/10/22. 

This does not include any properties that may be advertised just by local agents that do not use the 

this website for the advertising of rentals. Extract below of the location of each.  

So to say that there are no rentals in Byron is a false statement. When I extend the search to the 

shire of Byron the numbers increase significantly to 115 properties.  

 

I would also like to further object to the proposed boundaries that are currently nominated under 

Byron shire councils proposal to be amended as follows: 

The below area as highlighted on the Byron bay west map on the south side of Shirley street must 

also be included within the unrestricted 365 day limit, the boundary for this should be up to and 

including the houses that abut the Cumbebin swamp. 

The reason that this area should be included within the zoning which is defined by Council as  “high 

tourism appeal and the most suited for unrestricted holiday letting due to proximity to the beaches 



and services” this particular area meets the definition best out of any of the proposed areas for the 

365 zone yet has not been included, this zone has the following: 

1. close proximity to the Beautiful Belongil beach 

2. has a bus service and bus stop for visitors located on Shirley street. (note that Belongil beach 

and Wategoes do not have this yet are included)  

3. has more family style homes than that of what is on the norther side of Shirley street which 

is typically populated by motels and holiday apartments.  

4. The below area would allow for more family orientated guests to stay in a home along with 

their pets and to take advantage of the pet friendly Belongil beach. All the house that I know 

of in this zone allow family pets to come on holiday. 

5. The location on the south side of Shirley street is a closer walk to the Byron town centre 

than any of the other proposed precincts in Byron east or west 

6. It is the closest to the newly constructed bus terminal 

7. This zone is closer to the Byron markets than any of the other zones proposed 

8. The area still includes a number of the original cottages that are part of Byron’s history and 

guests visiting the area love holidaying in these types of accommodation rather than 

apartments with no homely and character feel.  

 

 

Byron council claims that the selected areas provide amenity to local town and beach and areas of 

interest high tourism appeal, all of the areas identified within the maps are Byron’s most elite 

housing addresses and outside of the reach of the average family as a holiday destination. I would 

suggest also to include some more areas of the town within the 365 day limits, perhaps that of the 

butlers st precinct and the centre of town of Byron.  



I would hope that Byron council see sense and not impose limits as proposed as personally believe 

that this will add to more disjointed locals and a loss of economic value to the community. 

As stated in the above if enforced I will not return my house to the rental pool and will also no 

longer employ 6 locals. Can Byron council really be responsible for destroying peoples livelihoods? 

 

 

 

 



Aymie Lotter 

 

STRAPP777 

We are a small boutique Airbnb management business helping property owners 
since 2017. 

My business partner and I are both single parents and just trying to provide for our 
daughters while giving us some flexibility to be available if our children are sick and 
we need to take time off work. We have worked so hard to build our small business 
and if the 90 cap is implemented everything we have worked for will be lost and we 
will become unemployed.  

We will not be able to afford to pay our mortgage and rent if we lose our business. 
We are asking for people like us to be thought of and taken into consideration.  

Thank you  

Aymie Lotter 



Lisa Floyd 

STRAPP778 

I am a home owner - please refer to the 5 page response attached -this is a breach 
of our rights as home owners 

STRAPP778\3177652\221031 Byron Shire Council Lisa floyd.pdf [SCANNED, FILE 
SAFE]



Byron Shire Council  

  

Mullumbimby, NSW 2482 

31/10/22 

Attn Mayor Michael Lyon  

 

Dear Byron Shire council  

RE: Short Term rental Accommodation – Planning proposal – Objection 

I am writing to express my objection to the proposed changes that Byron shire council is looking to 

implement within the region for the following reasons: 

Firstly Byron shire council is proposing to move its policy outside of what has been set by the NSW 

government of 180 days for un hosted accommodation. There is no valid reason for a 90 day change 

to be implemented and I give my reasons as per below. 

I am a home owner within the shire and some 12 years ago made my property available for rent to 

the groups of people to which you are intending on trying to implement this initiative for, that being 

lower income workers in the café’s restaurants etc. During my time of renting my property in this 

manner I experienced significant loss of rent by tenants not paying, significant damage to the 

property which I could not recoup from tenants, gardens not maintained and the house looking like 

a slum. I received more complaints about the tenants from my neighbours then I ever have as a 

result of holiday letting.  

The tenants had more rights, than that of a STRA agreement and as they were typically employed in 

hospitality were frequently partying late of an evening to the detriment of our local community. I 

had my direct neighbours complaining to me about tenants that were selected by my managing 

agent but could do absolutely nothing about it. They had pets that were not allowed unde the 

agreements, sub let the property to other tenants and all kinds of other issues.  

With STRA agreements we can filter through groups, we do not accept, hens, bucks parties, 18th’s, 

21st’s, 30th’s or special event occasions that may result in parties, we have strict not party policy, we 

don’t allow single sex bookings which are often masking as hens or bucks parties, we generally have 

age restrictions and where a particular group such as schoolies are allowed to stay we place security 

services on for the entire duration of their stay. We always consult with our direct neighbours and I 

believe that I am a responsible owner that can manage the outcome of STRA bookings effectively. 

BSC raises the point that if the period of stay was reduced to 90 days then this would allow more 

properties to be reintroduced back into the rental market. I find this fact to not in keeping with 

reality, my property is currently valued at circa $3.5m+ so in order for me to get a normal return on 

my investment this would mean that my rental charge would need to be circa $3,365 per week, 

please tell me how the average café worker or family could ever afford this? 

My biggest fear from the implementation of this policy is that what Byron shire council are not 

considering is that I believe that in implementing this policy of 90 days that it will have one of the 

worst effects, which is that it will create a town of elitest people where only the rich can afford to 

own property and visit. There would be no affordable rentals made available to families. Houses will 



sit vacant for ¾ of the year and create a ghost town with only day visitors coming in from other 

suburbs which would add more vehicles to the already congested road network of Byron. 

Byron shire council have made some extraordinary claims as to the number of non hosted STRA 

properties within the shire the figure quoted by council is approximately 35% when in fact the figure 

is closer to 6%. 

If the cap is reduced to 90 days then then this will actually reduce the number of guests that can visit 

Byron and stay here and spend money, council is forgetting that Byron is a tourist town driven 

economy and if the amendments are made and these houses sit empty for ¾ of the year then the 

actual effect is that Byron council will actually destroy the local economy through job losses and will 

actually reduce the number of local jobs.  

I do not believe that councils decision to amend to the 90 day policy will have any impact upon 

homelessness, council are suggesting that as a result of STRA this has contributed to homeless ness 

in the community, I would firmly reject this, my question back to Bryon council would be how does a 

homeless person afford a median priced unit of $1.4m and house of $3.5m? 

The housing affordability issues as raised by Byron shire council are not limited to the Byron shire 

alone, this is a national issue that cannot be overcome by one councils proposed outcomes, council 

are trying to create housing affordability in an area where the house prices are already so high. In 

order for any outcome to be effective and reduce a rent down to a more manageable say $800 per 

week this would require the housing market values to drop by 75%  which is completely unrealistic. 

What would be more realistic is why don’t Byron council support a social housing scheme, rezone 

some land and manage their own housing initiative if they truly want to tackle this issue head on, 

there are plenty of sites that are available for this, one that comes to mind is the old hospital site, 

this could easily be converted into cost effective low income housing. This would be a far better 

solution then trying to overt a policy upon all other home owners.  

I would like to note that as a direct result of my house currently being made available for holiday 

letting I employ the following people: 

3 x cleaners to perform the cleaning weekly – these are 3 ladies with families 

1 x gardener weekly – a young gentleman who has started his business off the back of holiday letting  

1 x bin disposal services weekly – pick up waste put bins out, wash the bins.  

1 x linen services that employs numerous staff, to launder and make up beds. 

A Periodic handyman for upkeep of our heritage home.  

 

If the cap were to be introduced, I would not employ any of the above people and go back to 

completing all of the above services for myself, this would be a net loss of all of the above people 

from our accounts. I am also aware of multiple other home owners that would also not return their 

houses to the rental pool and would put off similar number of workers the same as me.   

So if all these houses are made available for all of these workers, then what will they be servicing if 

the economy dies and the jobs are all gone? The town I fear would return to a welfare community 

with increased crime. 

From discussion with all other home owner that I know that holiday let their properties, there will 

not be a 27% return of housing to the long term rental market that is claimed by councils studies. 

Each of these people will simply leave the houses vacant and pick up the Christmas, summer period, 

Easter, writers festival, Splendour festival and capitalise on these dates. Also by restricting the  



letting dates to 90 days then so may houses would possibly sit empty for these periods and bring 

absolutely no benefit to the community.  

In my opinion what I believe will happen is the following: 

Owners will lease their houses for a term of 6 months, to long term tenants with the prospect of 

renewal for a further 6 month term, then at the expiration of the 6 month will go month to month 

with a tenant to make up the 9 months, following this during the peak period they will STRA let their 

homes for the summer period to capitalise on the 90 day maximum.  

So what you in fact you will have is s a worse situation of creating a transient group of people for the 

ones in which you are trying to provide housing for. They will be in a worse off situation of having to 

move each year.  I personally have just logged onto the realestate.com.au property rentals page and 

have found 40 advertised properties available within the close proximity to Byron bay – this is taken 

at the date of this letter 31/10/22. This does not include any properties that may be advertised just 

by local agents that do not use the this website for the advertising of rentals. Extract below of the 

location of each.  

So to say that there are no rentals in Byron is a false statement. When I extend the search to the 

shire of Byron the numbers increase significantly to 115 properties.  

 

I would also like to further object to the proposed boundaries that are currently nominated under 

Byron shire councils proposal to be amended as follows: 

The below area as highlighted on the Byron bay west map on the south side of Shirley street must 

also be included within the unrestricted 365 day limit, the boundary for this should be up to and 

including the houses that abut the Cumbebin swamp. 



The reason that this area should be included within the zoning which is defined by Council as  “high 

tourism appeal and the most suited for unrestricted holiday letting due to proximity to the beaches 

and services” this particular area meets the definition best out of any of the proposed areas for the 

365 zone yet has not been included, this zone has the following: 

1. close proximity to the Beautiful Belongil beach 

2. has a bus service and bus stop for visitors located on Shirley street. (note that Belongil beach 

and Wategoes do not have this yet are included)  

3. has more family style homes than that of what is on the norther side of Shirley street which 

is typically populated by motels and holiday apartments.  

4. The below area would allow for more family orientated guests to stay in a home along with 

their pets and to take advantage of the pet friendly Belongil beach. All the house that I know 

of in this zone allow family pets to come on holiday. 

5. The location on the south side of Shirley street is a closer walk to the Byron town centre 

than any of the other proposed precincts in Byron east or west 

6. It is the closest to the newly constructed bus terminal 

7. This zone is closer to the Byron markets than any of the other zones proposed 

8. The area still includes a number of the original cottages that are part of Byron’s history and 

guests visiting the area love holidaying in these types of accommodation rather than 

apartments with no homely and character feel.  

 

 

Byron council claims that the selected areas provide amenity to local town and beach and areas of 

interest high tourism appeal, all of the areas identified within the maps are Byron’s most elite 

housing addresses and outside of the reach of the average family as a holiday destination. I would 



suggest also to include some more areas of the town within the 365 day limits, perhaps that of the 

butlers st precinct and the centre of town of Byron.  

I would hope that Byron council see sense and not impose limits as proposed as personally believe 

that this will add to more disjointed locals and a loss of economic value to the community. 

As stated in the above if enforced I will not return my house to the rental pool and will also no 

longer employ 6 locals. Can Byron council really be responsible for destroying peoples livelihoods? 

I would also like to note that with the actions that Byron shire council are proposing for the 

differentiation of different houses within different zones they will in fact actually create further 

segregation within our community and drive a wedge between property prices between each of 

these zones and neighbouring properties. 

By these actions you will increase the value of all of these elitist zones and create division amongst 

all others. It is not fair nor equitable for you to impose this upon us.  

Byron council need to start acting like any other council and stop the left wing extremism.  

 

Regards Lisa Floyd  

 

 

 

 



Andrew Arter 

STRAPP779 

I am writing to express my objection to the proposed changes that Byron shire 
council is looking to implement within the region for the following reasons: 

Firstly Byron shire council is proposing to move its policy outside of what has been 
set by the NSW government of 180 days for un hosted accommodation. There is no 
valid reason for a 90 day change to be implemented. 

If the cap is reduced to 90 days then then this will actually reduce the number of 
guests that can visit Byron and stay here and spend money, council is forgetting that 
Byron is a tourist town driven economy and if the amendments are made and these 
houses sit empty for ¾ of the year then the actual effect is that Byron council will 
actually destroy the local economy through job losses and will actually reduce the 
number of local jobs. 

I do not believe that councils decision to amend to the 90 day policy will have any 
impact upon homelessness, council are suggesting that as a result of STRA this has 
contributed to homeless ness in the community, I would firmly reject this, my question 
back to Bryon council would be how does a homeless person afford a median priced 
unit of $1.4m and house of $3.5m? 

I would also like to further object to the proposed boundaries that are currently 
nominated under Byron shire councils proposal to be amended as follows: 

The area on the south side of Shirley street must also be included within the 
unrestricted 365 day limit. 

The reason that this area should be included within the zoning which is defined by 
Council as “high tourism appeal and the most suited for unrestricted holiday letting 
due to proximity to the beaches and services” this particular area meets the definition 
best out of any of the proposed areas for the 365 zone yet has not been included, 
this zone has the following: 

1. close proximity to the Belongil beach 

2. has a bus service and bus stop for visitors located on Shirley street. (note that 
Belongil beach and Wategoes do not have this yet are included) 

3. has more family style homes than that of what is on the norther side of Shirley 
street which is typically populated by motels and holiday apartments. 

4. The location on the south side of Shirley street is a closer walk to the Byron town 
centre than any of the other proposed precincts in Byron east or west 

5. It is the closest to the newly constructed bus terminal 

6. This zone is closer to the Byron markets than any of the other zones proposed 

 



Kirsty Sked 

STRAPP78 

The housing crisis is incredibly damaging to our region and displacing hundreds of 
families and AIRBNB has a huge part to post in this. The eider community 
desperately wants airbnb to be limited to 90 days. Please strongly consider the 
people who loose and the people who win with these huge decisions. The poorest in 
society will continue to be displaced in there own fiends whilst large companies and 
those who can afford to buy investment properties to airbnb will prosper. Airbnb must 
be strictly monitored 



Bob Stevenson 

STRAPP780 

As owners of a property on , we wish to strongly object to the proposal 
to designate the street for 365 days/year of non-hosting rentals. This will have a 
detrimental impact on the quality of life and sense of community in this family-friendly 
precinct 

STRAPP780\3177652\Submission to Byron Council on 365-day non-hosted STRA 
for Alcorn St.docx [SCANNED, FILE SAFE]



We bought a property in  as our future retirement home in 1995. We chose Suffolk Park 
after talking to a well-regarded and informed real estate agent who strongly confirmed our concern 
about Byron Bay becoming too busy and dominated by holidays crowds in the years ahead and 
encouraged us to consider Suffolk as a family-oriented location and community rather than a tourist 
mecca or precinct.  

After a major renovation to cater for our family needs and preferences, we moved into our 
remodeled home expecting the predominantly family-owned neighbourhood to continue and were 
pleased to find a strong sense of local community and connection when we began meeting our 
neighbours. Some of our neighbours on Alcorrn St have a second dwelling for co-hosting holiday 
visitors. These houses remain quiet even when holidaymakers are present. Unfortunately, that is not 
always the case with some houses on the street that have no owners living on property and whose 
only interest is making money from their property and make no contribution to the welfare of the 
community.  

We did not purchase or renovate our house on Alcorn St to be in the party central focus that 
characterizes many Byron locations – neither did the neighbours to whom we’ve spoken, including 
long-time residents, relatively recent professional and retirement arrivals, as well as those who live 
part-time and share with family, but only occasionally short-term rental.   

We strongly object to Alcorn Street, or any part of Suffolk Park, being designated for non-hosted 
renting, especially not all year round with the exception of short-term rentals when owners are on 
extended vacations of up to three months. All year-round non-hosting on the longest street in 
Suffolk Park will have a detrimental impact on the whole community, especially those living 
beachside.  

Bob Stevenson & Cheryl Albers,  , Suffolk Park.  



Nick Arter 

STRAPP781 

I am writing to express my objection to the proposed changes that Byron shire 
council is looking to implement within the region for the following reasons: 

In my opinion what I believe will happen is the following if BSC implement a 90 day 
policy :Owners will lease their houses for a term of 9 months, to long term tenants , 
then at the expiration of the term will kick out the tenants and will holiday let the 
property  during the peak seasons to capitalize on the 90 day maximum.  

So what you in fact you will have is s a worse situation of creating a group of people 
that will be more transient than that of what we already have, noone wants to keep 
moving in and out of housing.  

the boundaries that have been outlined in the BSC maps are all the ridiculously 
priced properties in the Byron area, only the filthy rich can afford to rent with some 
upwards of $5000 per night - so how is this any good for holiday letting or for the 
common folk who want a byron getaway?  

The expanse of the 365 days need to be expanded further to include the following: 

south side of shirley street  

the butler street neighbourhood  

the central houses from carlyle st to browning st area  and surrounds.  

If these holiday homes are not allowed to operate then the towns economy will shrink 
and this will have a number of negative impacts. 

a number of these houses will sit empty and only be used during the peak months, 
they wont get returned to the rental pool, so defeats the purpose of what BSC are 
trying to achieve.  

you will create separation between the haves and haves not where families wont be 
able to afford a house to come and visit byron as all the properties that you currently 
nominate to be 365 day properties are in the $9m + price tag range to buy and these 
owners want a return on their investment. 

BSC are taking a militant approach to the community, I dont know of anyone looking 
for housing and those that are, are generally those that are the likes of backpackers 
that come here to work and party, I used to have a house next to me that had 
backpacker and traveler labour and all they did was party most nights of the week. 
The owner then put their house up as a holiday let and I have a more peaceful time 
now as the property is vacant for 50% of the time and the guests are typically 
families.  

Perhaps BSC should take a different approach to the issue, how about you solve the 
housing problem by actually providing housing? BSC have a number of sites that are 
sitting dormant that could be converted or developed into social housing - take for 
instance the old hospital site that is just sitting there. there will never be a cultural 
centre there as you will get too tied up in red tape.  



Holiday letting is essential to the economy of this town and must be left in line with 
the NSW planning guidelines, if it not broken stop trying to fix it as you will make it 
worse. 

so in summary i object to the 90 days, the 180 day mus t remain and if not introduce 
365 days to all of central byron   

 



Simon Field 

STRAPP782 

I am writing to support the restriction of STRA in our local Community areas, Air BnB 
has ripped apart our community and negatively affecting so many people.  

STRA should he located in defined areas and been minimised, and so allow 
neighbourhoods to reconnect and be for residents and families not tourists. 

These new rules are a good start and must be enforced, hopefully this will provide 
more housing supply and reduce rents for residents. 

Hopefully There is a way to also charge more fees/rates to the STRA landlords to 
help support councils maintenance work. 

 



RaphaelLee cass 

airbnb user 

STRAPP79 

I support council's 90 day cap. I have a house in Byron Bay and rent a bedroom 
occasionally to airbnb renters. I am registered with STRA.  This year I am renting my 
whole house for the holiday period at cmas and it will be managed. The 90 day cap 
ensures my house is for me to live in bar 90 days. If other houses in the designated 
areas conform to 90 days this means they are available for rental to long term 
lessees. Of course the real estate agents and airbnb are agitating for no caps. They 
don't care about accommodation for people who want to live and work here. They 
just want the money. They have a million reasons as to why Council is wrong. Of 
course they do. They don't mention the noise, drinking and community degradation 
caused by holiday letting. I support accommodation for people who live and work in 
the area and that has to be long term. 



Judith Leone 

STRAPP8 

I do not support the Zoning proposal.  The current proposed zoning in the Byron 
township will leave us to become an ugly apartment town.  The Belongil Zoning is 
only for the very wealthy, as is Lighthouse Road and Wategoes Beach, and  apart 
from the very noisy traffic on Lawson Steet does not support park and walk. 

all areas within walking distance of the Bus terminal and Market should be proposed 
in the new zoning to support less cars and more convenient holiday accommodation. 
Taking the option of shutting down all holiday houses in the town area will restrict 
many families from enjoying a holiday here and we will become another Gold Coast 
or Bondi. 

 



Lynda Wiles 

STRAPP80 

My husband Andrew & I are fully supportive of Council's proposal to limit STRA to 90 
days except in the nominated areas. Non-hosted STRA's are the cause of much 
disturbance to neighbours amenity, and hence the bias towards hosted STRAs is 
preferable by far. 



Pete Enright 

STRAPP81 

I am a resident of Byron Bay and an Airbnb host. I support councils proposal to limit 
all non-hosted stays to a maximum of 90 days per year 



David & Janice Riddel 

 

STRAPP82 

We support Byron Shire Council's 90 Day STRA proposal. 

We believe if the proposal is successful, it will open up much needed accommodation 
for local residents and will reduce the number of low standard Airbnb operators in 
Byron Bay. 



Gene Johnson 

STRAPP83 

We have a hosted STRA, but I don't support the limitations. There are not enough 
hotels in Brunswick Heads and they are not as affordable as STRA for families. We 
also contribute significantly to the economy. We contract the services of a cleaner, 
handyman, and linen provider. We provide welcome packs with local products, such 
as from the Mullumbimby market, e.g., coffee, jam, snacks. We also buy art from 
local artists and have it hanging on our walls. We estimate that we spent $40k last 
year in the local economy. The overall financial contribution of STRA owners must be 
a significant part of the local economy. If this is limited - as well as the reduction in 
tourism due to fewer places to stay - then this will have a negative impact on Byron 
Shire employment. 



Dianne Horton 

By Cabins Pty Ltd 

STRAPP84 

I have concerns about restrictions being placed on home owners who have already 
been struggling with finances and remedial works after the floods and would like to 
propose that this does not move ahead in those areas and give the home owners a 
break to do as they feel they need to do to recover mentally and financially as they so 
choose without more impositions on them please. 



Andrea Edlinger 

STRAPP85 

I have been operating an Airbnb for three years after working 20 years as a cleaner. I 
invested a lot of money and took a lot of risks to get this business going. Actually I 
am still paying off debts for this investment. A reduction to 90 days would financially 
make my business and livelihood inviable, I would not return the house to the rental 
market for several reasons. I consider my Airbnb as self-employment, as an creative 
way to make my income and I get great joy and satisfaction of running my business, 
It is not just the money. It is communicating with people, creating an experience for 
holiday makers and making them happy, This is more than an income. This is a 
livelihood!  

People like me just had their booking days reduced to 180, we had invested in new 
fire regulations, registered ourselves, pay taxes. We are not greedy, rich people who 
give a damn, we are creating a livelihood for not only ourselves but also cleaners, 
people who operate laundries, restaurants, coffee shops, shops in general who 
benefit from tourists. If we loose another 90 days of possible income these people 
loose their jobs too, I am talking from experiences I have been working as a cleaner 
also for Airbnb"s and was always only too happy for that extra income which was a 
lot better than cleaning houses. As a manager I also bought flowers before arrival of 
guests, cakes and fruit from shops, took the linen to the laundry, employed baby 
sitters, dog sitters, suggested things to see and do which also gave employment to 
other people. 

Reducing rental days to 90 would be short sighted as it would have a negative follow 
on effect on all these people. 

Airbnb hosts would have to raise their prices and tourists/families would book 30km 
away. 

Andrea Edlinger 



Cheryl Pech 

STRAPP86 

We oppose the Council's proposal to restrict short term holiday letting. We have a 
property which is easy walking distance to the CBD and Beach. It has been a holiday 
let for over 15 years. The area allowed for holiday letting should be a 2km radius of 
the CBD of Byron. We should not be the whipping boys for the state and Federal 
Government not investing in social housing over past decades. If the council imposes 
this ridiculous policy we will not be releasing our property for longterm rental. we are 
retired now and like to maintain our property to high standard while visiting.  The only 
people you will be hurting by this policy is local business, property managers, 
cleaners, bin and linen services. Byron rentals are way out of the reach of poeple 
needing affordable accommodation.  This needs to be provided as a high priority 
elsewhere in the Shire. 



Anne Davis 

STRAPP87 

1. It is unfair for some areas of Byron Bay Shire to have 90 days and others 180 days 
of STRA. Make it consistent!  

2. Could Council pls consider incentivising long term rental (i.e. reduced rates) rather 
than penalising STRA. 

3. Our STRA is owned by 3 families and we each stay there, but have limited 
holidays. We wish to STRA the remainder of the time which is much more than 90 
days . We believe our house usage is efficient and effective . If Council persists with 
its exception to the 90 day rule for certain areas could it also pls consider an 
exception for homes owned by multiple parties / families.  

Thanks  

 



Robert Jones 

 Billinudgel 

STRAPP88 

1. Has Council considered taking positive steps to provide social housing - perhaps 
in collaboration with State and Federal govt’s - rather than trying to over regulate 
STRA?  

2. my family is one of 3 families with a holiday house that we also have on Airbnb. 
We believe our usage of the house reduces holiday rentals as our 3 families and all 
of our guests use the one house. Would Council consider exempting these sort of 
multi family/party arrangements from the 90 day STRA limit? We have specific 
insurance for holiday house and STRA which we could show as proof of our very 
efficient and sustainable arrangement. Let’s think outside the box!  

Thanks 



John Hirschfeld 

STRAPP89 

 

We strongly object to the proposed changes to the STRA rules in New Brighton. My 
family has owned a house there for over 50 years and we have always rented on a 
STRA basis. I don’t understand why New Brighton has been singled out, given that 
most of the houses around us are leased on a STRA basis and always have been. I 
would therefore submit that the current character of New Brighton is exactly the same 
as it has always been. I believe that most of the property owners will continue to rent 
on a STRA basis irrespective of any law changes, so the long term housing stock 
would not increase. Most of our rentals are organised through a local agency, so they 
are able to ensure that all tenants respect the interests of permanent residents in 
New Brighton. Finally, should these changes occur, I believe that the local economy 
would be adversely affected. Local real estate agencies and their employees and 
contractors would be impacted, but there would be a drop in visitor spending on 
entertainment and dining in the Byron shire. 



Andre Danforth 

STRAPP9 

I strongly oppose the 90 day limit. I own a property at  in a complex of 
12 holiday units called . It has not been included in the map despite being 
used predominantly as holiday units for many years and being very close to Clarke's 
Beach.  

I purchased this in good faith with intention to holiday let. It employs cleaners, 
managing agents, sheet hire company, gardeners. It would not be an affordable 
rental as it would be approx $1100 per week to rent so would not solve a housing 
problem and would damage the local economy.  are very clearly holiday 
units and should be allowed to holiday let 365 days a year. It is currently on the 
border of the holiday zone and there is no reason it should have been left out. My 
unit is about 10m from another which has been included in the zone. 



Sharne Warren 

STRAPP90 

I am an over 35 year resident in the Byron Shire. I have lived in many suburbs and 
witnessed first hand the destructive nature of a whole house Airbnb. The people in 
the continual whole house rental are not a neighbour that you can connect with, 
communicate with when you have concerns about noise or inappropriate behaviour 
that may be disturbing to oneself or the community. I have had friends very 
successfully rent out a small studio, some even 2 studios when they live onsite, that 
can monitor any issues with badly behaving guests that otherwise cannot be 
monitored.  

My suggestion is that the cap be 90 days on whole houses across the whole shire 
and no cap placed on a host who is in residence. This allows people to have holiday 
access to a whole house for a limited time, also hosts can earn extra money from the 
tourist industry in a more sustainable way for the whole community. Everyone can 
benefit from this simple solution to a huge issue in the Byron Shire. 

I see a whole house rental as a business and why are we allowing a business to 
operate in suburbia when other industries would not be allowed either due to noise, 
disturbance or traffic issues, which also seem to be created by an excess of guests in 
a whole house Airbnb? 



Neil Mcgregor 

N E McGregor Investments Pty Ltd 

STRAPP91 

I have owned my property in ByronBay since 1997 and have been involved in the 
byron community since 1966. We built our current home in byron in 2007 with council 
approval and received all relevant certificates and approvals including our occupation 
certificate. 

Our approvals included the ability to use our home as a private dwelling for personal 
use and or short term rental, longer term rental for our personal financial reward 
whatever that may be.  

We believe that this proposal is both illegal and immoral and a direct attack on our 
freedom to use our property as we are legally allowed to do as per our original 
Council Approvals  

Please remove this proposal from your agenda and begging to spend our council 
rates providing the services that our community really need. 



David Willis 

Not Relevant 

STRAPP92 

I own  a property in Shirley St and have done so for some  22yrs which is in the area 
that is not included in the proposed 365 day zone. I currently don’t holiday let but 
have done so in the past,  purchasing the property in the first instance as it allowed 
this. The right to continue to holiday let should not be removed as this will 
significantly affect my investment and ability to service the loans on same. I believe 
that the zone should be extended south to Belongil Creek drain as previous holiday 
letting zone allowed. Most of the houses are occupied by the owners and holiday 
letted which works well and causes nil disruption. 



Melanie Sanders 

STRAPP93 

I propose that the boundary for 365 STRA be extended to include Shirley Lane 
precinct, in addition to Shirley Street 



Peter Wallman 

STRAPP94 

I am a resident of New Brighton - the qualities are similar to the 365 day rental areas 
in Brunswick Heads, Byron Bay and Suffolk Park and I would like to see confirmation 
that all New Brighton will become a 365 area. 



White Simon 

STRAPP95 

The councils research is clearly wrong on how many properties will return to long 
term rentals vs net tourism income lost .The mathematics of losing tourism dollars 
will have a net effect on local businesses . The proposal hurts locals closes 
businesses . 



Benjamin Gordon 

Byron Bay General Store 

STRAPP96 

I am a long term resident and local business owner in the shire (Byron General 
Store) and I am OPPOSED the 90 day cap. When tourism stopped during the COVID 
period all businesses, including mine, severally suffered. Local trade is nowhere near 
enough to sustain local businesses. We all rely heavily on the tourism trade and the 
modern way to travel is through Airbnb. If that is taken away people will simple go 
elsewhere and it will drastically effect local businesses in a major way, not to mention 
all the people who it employs (cleaners, maintenance, managers etc). Personally, I 
think the 180 cap is a good compromise to the situation. 90 days is going to be very 
damaging. Please reconsider this decision. 



Amber Wick 

STRAPP97 

Hi there, 

My husband and I live at  in Suffolk Park- we believe our home and 
the homes in our complex were left out of the proposed 365 day zoning for the new 
short term letting rules by mistake. We are the only homes on Alcorn Street that 
haven't been included in the 365 day zoning and we would like to be included please. 
We assumed it was a mistake given we have commercially zoned rental cabins in our 
same complex- there are 8 homes that are residential at  and we 
would like to be included in the 365 day zoning. If we are not to be considered please 
provide the reasoning. Many thanks for your time and consideration. 



Ish Davies 

STRAPP98 

This is just bad policy and poorly considered. What it won't do is return stock to long 
term rental. The owners of these properties simply won't consider that option.What it 
will do is smash jobs,as families are kept away and the option of overseas holidays 
looks easier 



Steve Bullen 

STRAPP99 

My wife and I currently live part time in Byron Bay and use Airbnb for our house when 
we aren't staying there.  

Our current living arrangement is about 50/50 between our Byron house and other. 

The new legislation proposed by Byron Council will directly affect our affordability of 
the property due to reduced income. We will not be planning to lease the property 
permanently so it will not contribute to the towns available permanent rental stock. 

We do not support the new legislation proposal 



Luke Barcham 

Ballina Professional Cleaning 

STRAPP692 

We suspect (as best we can determine), the 90 day rule will likely impact us 
significantly. 

We estimate one full team and the management position would no longer be able to 
be supported by income 

Therefore we estimate job losses: 

1) Manager Role 

2) Team Leader 

3) 2-3 Casual cleaners 

STRAPP692\3177652\Ballina Pro Letter to Council (1).pdf [SCANNED, FILE SAFE]

 



 

Dear Council Member, 

I am the owner of Ballina Professional Cleaning. I am writing to ask you to stand up against the 
planning proposal to cap short term rental accommodation to 90-days per year. The families that 
come and stay in short term holiday rental accommodation are vital to the continued success of my 
business. In Byron Shire any policy that weakens the tourism industry, puts the entire community at 
risk. 

The policy depends on misleading data and incorrect assumptions. Council, you claim there are 
5,428 non-hosted holiday homes in Byron Shire. That’s just not the case! The NSW Government’s 
mandatory property register which commenced on 31 January 2022, reported that as of 31 August 
2022 there were 1,136 non hosted properties in Byron Shire. You simply can not return 1,500 homes 
to the permanent rental pool, because they don’t exist. What’s more, the vast majority of these 
property owners have purchased these properties as their holiday home with the intent to move to 
Byron Shire in the future.  

On realestate.com, there are currently 100+ homes available for permanent rental in Byron Shire. 
The problem is not supply, it’s the price point and lack of affordable housing options for local 
workers which this policy will fail to solve.   

As the largest source of employment in the area, directly and indirectly, tourism is the life blood of 
Byron. Even those who don’t work in industry benefit from the hundreds of millions of dollars that 
flow into the economy every year, and short-term rental accommodation (STRA) alone contributes 
1,448 jobs and $267 million per year to the local Byron community. 

Those jobs and that money is vital. An attack on the tourism industry is an attack on the business 
community. 

As a local business owner and engaged member of the community, I have watched the STRA 
industry being attacked by Council for years. Council is attacking families who own and operate local 
businesses and families that visit Byron Shire and are a part of this community. 

This policy puts my business at risk. Families staying in STRA make up a significant portion of my 
customer base. 

This policy will result in a 80% loss of income for my business and I will likely have to lay off up to 5 
staff members, many of whom have been with the business for years.   

I live here. I work here. I pay my rates. Please consider that this policy will negatively impact me and 
the whole business community. 

  

Sincerely, 

Luke Barcham  

Business owner – Ballina Pro Cleaning 



Hi there,

My name is Nikkita Wright, owner of  , Byron Bay.

I needed to reach out to express my extreme shock at this new proposal of capping short
term rentals at 90 days. I strongly oppose this change.

Obviously this will damage the tourism industry in our town. There will be less jobs in the
Shire as the servicing of holiday rentals is a massive job opportunity. Their will be less
tourists, in turn affecting the shops and restaurants who depend on our strong tourism
capacity. The long term rental price of houses will also go up to cover the loss of the short
term holiday rental income. 

The location of the proposal is also shocking that Byron East is considered to be more
residential than Suffolk Park... No one I know in the Shire wants to long term lease for
their family in the heart of town. It's busy and on a main roads.

Please reconsider this proposal. It will be more damaging on our town than beneficial.

Sincerely,
Nikkita



Attachments:

My name is Vanessa. My number is . I just want to give feedback that I think it's a great 
idea to go to 90 days and I actually think it would be great to get rid of baby (Airbnb) and be all 
together.This is for getting back long term rentals. Thanks. Bye.

You received a voice mail from 

Thank you for using Transcription! If you don't see a transcript above, it's because the audio quality was
not clear enough to transcribe.

Set Up Voice Mail



Submission on Holiday Let Precinct in Brunswick Heads 

I oppose non hosted holiday lets in the R2 zone.  The 365days need to be restricted to 
the B2 and B4 zone. 

REASON: 

Already holiday lets are operating on the western side of Tweed Street. It is 
discriminatory to argue that the B4 zoned area on the western side is excluded from 
holiday lets whilst that on the eastern side is included. Taking this position the scenario 
for Brunswick is 52.8% of the land area is commercially zoned and 47.2% is residential.  

Sadly, as evidence in Byron Bay, non-hosted holiday lets are more likely to incur the 
anti-social behavior that is so common in this type of activity.  Restricting the 365 days 
to the commercial zones is, at least mitigating the impost of that behaviour in the R2 
zone. 

Take care, 

Patricia Warren 

(Figures for the above % distribution taken from a rough measurement: The B4 zone on 
the western side of Tweed Street is approx 14,232sqm. The B4 zone on the eastern side 
of Tweed Street is 19,925sqm. Totalled, this is 34,157sqm. The B2 zone is 41,146sqm. 
This brings the commercial area in Brunswick to 75,303sqm. The R2 zone is approx 
67,261sqm. Total of B2+B4+R2 is 142,564sqm.)  



 
 

 

 

   

 
 

 
Dear Michael Lyons
Today we learnt of yet another property in our local area that has just been added
to the short-term rental market, signing up with a short-term rental management
company called ‘A Perfect Stay’.
This amounts to four large-residential properties that we know of that are being
rented out as short-term stays in our surrounding streets:



1.  (First Light Farm, rented through Airbnb,
https://www.airbnb.com.au/rooms/20095889?
source_impression_id=p3_1662613170_mQYkq5zyHdMZY6uH);

2.  (rented through A Perfect Stay
https://www.aperfectstay.com.au/properties/bougainvillea-house)

3.  (recently renovated and now, according to the placard
beside the entry, rented out through A Perfect Stay)

4.  (rented out through Airbnb)
Given that we now know that tourist and visitor accommodation is not allowed in
our R5 zoning (and most other residential zonings) under the LEP, although bed and
breakfast accommodation is generally permitted — and because of the current
rental housing crisis — we can’t understand why council is not coming down hard
on short-term rental properties in the area and prosecuting those who continue to
flout the regulations, as well as the companies that are profiting from owners doing
so, such as A Perfect Stay. This might force some owners to move their houses from
the short-term to the long-term rental market.
When we moved here over two years ago, we saw the short-term rental properties
in the area and we, too, considered building a secondary dwelling that we could use
to house visiting friends and family and rent out through a site such as Airbnb when
it was vacant to provide us with some income as we head into retirement. We put
in a DA with council for a secondary dwelling, as well as alts and adds to our house,
only to find that when the DA was approved (late last year) it came with a condition
preventing us from using the secondary dwelling for short-term rental and with the
threat of fines if we did so. Because of that condition, we are probably not going to
proceed with building the secondary dwelling as we don’t necessarily want a full-
time tenant living a short distance from our house.
No 67 Bougainvillea Drive was recently renovated (DA 10.2021.647.1 and CC
11.2021.647.1) and we wonder why a DA condition preventing the owners for
renting out their property as a short-term stay wasn't imposed.
How do companies like A Perfect Stay get away with managing short-term rental
leases — that is, visitor and tourist accommodation — in the area given that the R5
zoning (as well as R2, R3 and RU5) expressly prohibits it…? And why isn’t council
doing anything about it…? It sends very mixed messages.
We look forward to your response regarding this matter.
Regards
Jenna Reed Burns and Philip Reed
J E N N A R E E D B U R N S
B Ed (Arts), Dip Horticulture (Landscape),
Grad Cert Heritage Conservation

W R I T E R & R E S E A R C H E R

 Callistemon Drive Federal NSW 2480
I acknowledge the Widjabul Wia-bal people of the Bundjalung nation on whose traditional lands
I live, and I pay my respect to the Elders.



Byron Shire Council Could Be Set for a Catastrophic Policy Failure

The 90 Day short term rental caps will not work. If fact, its highly possible, this policy will backfire against
those looking for long term housing rentals.

There is one significant aspect of the 90 day cap policy Byron Shire Council have not addressed.

There is an assumption by Council, that by imposing a 90 day cap will discourage current property owners from
short term letting their property and place the property on the long term rental market by restricting the trade of
short term rentals nights.

But what if property owners use the 90 day caps to Short Term Let their property through the peak summer
period at increased holiday rates, then offer the property for 6 month tenant leases during off peak times.

Will this achieve an extra 1500 properties onto the permanent rental market as Mayor Michael Lyon claims, or
will it just create increase costs for tenants to move property more regularly.

So, how attractive is this senecio to property owners ?

In peak summer periods, property owners can still seek premium holiday rental prices. As a short term rental,
they will most likely already have no problem booking these dates in summer. As a short term rental, property
owners are also required to pay electricity, internet, and other amenities for guests.

When properties are offered for long term rentals or permanent tenancies, its the tenants responsiblity for all
amenities and any costs to connect them. In addition to moving costs and cost of living pressures, this could be
catastrophic for those looking for housing to be continually moving.

It could although be a win-win for property investors. Guaranteed income with less costs for 6 months in off-
peak periods, then premium holiday rates for 3 months (90days) of the year. The remaining 3 months of the
year can be used by as a buffer, used by the owner, used for maintenance or even used in a 7 or 8 month lease
scenario.

Would Byron Bay Council advise if they have researched this senecio and realise this is a legal and viable
option for property owners or are they even aware property owners are currently discussing this very senecio
within online forums. There are far better ways to regulate the STRA Industry, than imposing nightly caps.

Will Bryon Shire Council and Mayor Michael Lyon address this specific issue?

FACT: There is nothing legally Council can do to stop this from happening, its perfectly legal for property
owners to offer just short 6-8 month permanent leases.

Donato (Don)
SupportSTR’s Advocacy

"Supporting Fair, Sensible and Sustainable Short Term Regulations" (Australia wide)



I have recently received a letter reminding me of Council’s proposal to allow holiday letting in
 Suffolk Park.

I have lived in  for 52 years, in those days there was no water and of course no sewage.
We installed a tank and a septic system, a lot has changed since then.
The road was narrow but there were not many cars as Suffolk Park ended at Wareham St. So
since 1970 the blocks were sold, the population increased to a now a very busy street and the
longest street in East Suffolk Park, which is badly in need of repair as it has sadly been neglected
for many years. It is now impossible to not hit several large pot holes as one drives down the
street, of course the bus makes it worse.
Our rates have gone from 70.00 to nearly 4 1/2 thousand plus an unusual charge for 25 dollars
for storm water. There is no curb and guttering and no storm water drain, so why this
unnecessary charge ? a total rip off.
So now the Council wants us to endure the constant coming and goings of holiday letting plus
the cleaners that are not necessarily quiet. Not to forget the lights that are left on all night and
on occasion fire works at 2 to 3 am. Are you really serious ? you want us to put up with this for
365 days per year. I have had to ring real estate agents so many times to ask for lights to be
switched off. Those houses that have swimming pools make it worse where children are
involved.
This new development from Council is very unfair, those who have made this new rule do not
live here, and would not put up with such a disturbance to their own lifestyle.
Please reconsider the amount of weeks that this new rule can exist, this is not the Gold Coast.
It is a great pity that the Council has taken this attitude to disrupt our peace and quiet, they
really have no idea what this decision will
mean to the permanent residents. We rely on Council to fix things when they do not work not to
make our lives worse.
Sincerely Yours.
Virginia Black

 
Suffolk Park



 

 

Submission Type
I am making a personal submission
Title
First Name
Family name
Name withheld
Please tick this box if you do not want your name published in the list of submitters on the
department's website
Email

Suburb/ Town
Byron
I have made a reportable political donation
No
I agree to the Privacy statement
submission
I completely support the proposal - great to see a pragmatic solution!

 



Submission Type
I am making a personal submission
Title
First Name

Family name

Name withheld
Please tick this box if you do not want your name published in the list of submitters on the
department's website
Email

Suburb/ Town
Mullumbimby
I have made a reportable political donation
No
I agree to the Privacy statement
submission
This is wrong in so many ways, the rich get richer still and the poor get trodden on even
further........ Certainly not looking after those who are struggling so hard to be able stay renting
in this area they call home.... I wonder how many behind letting this happen are renting, my
guess is none....... I am one of the very lucky people who own my home and am very grateful
for that but that only happened for me in my 50s & I rented for 29 years,...... Expecting people
to move every 9 months is cruel.... There has to be better a solutions....... We are loosing so
much of our communities to this problem and that's so heartbreaking

 

  

 
 





Request for inclusion of Somerset Street, Byron Bay in the Holiday zone. 

Holiday/Family zones: 3/10/2022 

I am qualified to offer an opinion re councils short-term letting venture. Whilst I have 
always supported the basic separation of family zones and holiday zones, I am concerned 
our apartment complex has been overlooked in the current holiday zone map. 

Considering the number of tourist that visit this area annually, quality accommodation, 
management and indeed tourist behaviour is now well within national industry standards. 
Further, with the proposed laws of ‘3 strikes, and you are out’ landlords cannot afford to 
ignore bad tenant behaviour.  

I, and other owners have property in , Byron Bay. This is a small, well run 
complex of 18 units with an even mixture of holiday, permanent and resident use, all 
happily coexisting now for over 30 years.  

Somerset Street is a short street adjacent to the CBD, close to main beach with the 24-
hour bus station recently built at the eastern end of our street. We are opposite Butler 
Street Reserve (parkland) which, over many years has housed Byron Bay markets. 
Somerset street is still used for overflow CBD & day tripper parking, it has Butler Street 
Park bordering one side and on our other side has two commercial blocks, two apartment 
complexes (of which we are one), and one house. 
Obviously, because of its strategic location Somerset Apartments has always been 
included in previous holiday accommodation zones. 

The Body Corporate of  support this request 
and I speak also on their behalf. 

I therefor respectfully request Council to reinclude the abovementioned Somerset Garden 
Apartments within the proposed Holiday zone. 

Barry Wallace, Ratepayer resident of Byron Bay.  
Correspondence PO Box, Byron Bay>  
 



 
Submission Type
I am making a personal submission
Title
Ms
First Name

Family name

 Name withheld
Please tick this box if you do not want your name published in the list of submitters on the
department's website
Email

Suburb/ Town
Suffolk Park
I have made a reportable political donation
No
 I agree to the Privacy statement
submission
I used to rent a studio in , Suffolk Park. Unfortunately, the owners sold the
whole property and the new owners converted both dwellings into Short Term
Accommodation, leaving me and my two year old infant homeless.
Fortunately, a friend in  has taken us in, and I know rent a room/bungalow at
the rear of the house.

The noise and disruption of holiday letting has led my current landlords to consider selling
their property, which again would leave me and my daughter homeless.

While outsiders are getting rich from these short term leases, local residents continue to
suffer. Even those businesses which claim to prosper from short term accommodation are
not affected by the noise and disruption. Visitors don't care about local residents. They
make an horrendous noise. Many of them party all day and night, especially at festival time.
They bring untrained dogs onto the beahc and rarely clean up the mess. Alcorn Street is a
wreck.

So now the locals become 'more local' and resent all tourists, not just the uncaring, brats
who make our lives a misery.

So I'm BEGGING COUNCIL to reduce Alcorn Street to 90 day short term leasing, like other
suburbs. This is where I live and am trying to bring up my daughter. PLEASE DON'T
FORCE MY FRIENDS TO SELL THEIR PROPERTY AND LEAVE THE AREA. This whole
invasion has been brought about by online systems like Air bnb. It's a horror all over the
world, but particularly bad here in Byron.
Thank you for listeing to us.
 



From:

Alcorn Street, Suffolk Park,2481

To whom this may concern
HELLO

It would be preferable if the 90 day limit remained.
However for the sake of the wider community provision for long term rentals,
A compromise is inevitable to provide holiday accomodation in a few beachside streets.

SHOULD THE 365 DAYS GO AHEAD, ALL INFRASRUCTURE MUST BE UPGRADED TO COPE WITH
THE INCREASED NUMBER OF TOURISTS WHO STAY OVERNIGHT AND INCREASED TRAFFIC
EXPECTED

1. The Nbn is already totally inadequate. Fast internet is expected from tourists.
     One cannot holiday let without good  and fast streaming.
     
      has had no internet for 11 days after years of on and off internet.
     We have recently tried 3 times to get reconnected without success.
      The providers book us times and appointments.
      We wait at home for 4 hours at a time and nobody turns up.
      At 4.45 pm we get a text to say nobody is coming and we need to  phone the
      Provider called “Mate”.
      We ring them right away but can’t get thru before 5pm when they close.
      So we have to try for the next booking the following day having lost yet another day.
      When they do turn up, they leave without being able to give us a connection.
THE ONLY SOLUTION FOR DIRECT INTERNET IS HAVING FIBRE OPTICAL CABLE ROLLED OUT
AND CONNECTED TO EACH HOUSE.

2. ROAD CONDITION
    Alcorn street has to be one of the roughest roads in the shire of Byron.
    It is a really busy  and narrow street.
    Besides cars, trucks of Tradies doing endless rebuilds and Reno’s, service people,
    There are so many holiday pedestrians walking dogs, pushing babies in prams, huge
    Caravans,trailers  and push bikes all trying to avoid the endless potholes and speed         humps.
    There is no proper pedestrian or bike paths and is therefor really dangerous.
ALCORN STREET MUST BE PROPERLY RECONSTUCTED WITH AN ENGINEERED LONG TERM
PERMANENT SMOOTH AND SAFE SURFACE.

3. DRAINAGE
     Alcorn Street has few curbs and gutters.
     The few stormwater drains are mostly blocked and flood across the road and into              properties. This
makes it even less safe for pedestrians and bikes.
PROPER CURBS AND WELL DRAINED GUTTERS ARE NEEDED.

4. FOOTPATHS MUST BE CONSTRUCTED WHERE POSSIBLE.

5. ELECTRICTY
     The electricity supply for Beachside Suffolk is unpredictable. We experience                    frequent outages.
THIS NEEDS TO BE UPGRADED.

6. MOBILE PHONE COVERAGE.
     At  , we are in a shadow for mobile phone service and        
     Corresponding Data.
     Optus and  Vodaphone  signals are non existent most of the time.



     Telsta is patchy at best. We have had to purchase and install an expensive booster.
     TOWERS NEED TO BE UPGRADED TO PROVIDE SIGNALS

7.  TRAFFIC BLOCKED
     Beachside Suffolk has got only one car entrance and exit to Broken Head Road.
     That exit is blocked several times a day and traffic builds up back to the beach.
     It is much worse during holidays.
     Should there be a major disaster such as a severe bushfire or even worse a
     Tsunami, people would be trapped in this low lying area unable to escape.
     A TRAFFIC CIRCLE and or A TRAFFIC LIGHT NEEDS TO BE CONSTRUCTED
     AT THE JUNCTION OF CLIFFORD STREET AND BROKEN HEAD ROAD.

8. BEACH FACILITIES
     Alcorn street beach entrances are either muddy and flooded or dry dust is stirred up.
     The dust blows around stirred by constant car movements.
     The steps down to the beach are often washed away by the ocean.repaired
     STEPS NEED FREQUENT REPAIRS AND CARPARKS SHOULD BE BITUMISED
     AND SPACES MARKED.
     OUTDOOR SHOWER  SHOULD BE BUILT AT EACH  PUBLIC ACCESS

     Kind Regards,
     Leon Norman
      
     Suffolk Park, 2481
     
    



The General Manager
Please find attached a letter signed by both myself and my wife, Dianne, pertaining to the zoning
of Bayview Apartments (of which we are the owners of Unit ). We would request that Council
identify suggest as part of the 365 Day precincts for the reasons as outlined in our submission.
We would request that this letter be distributed to all councillors prior to their consideration of
the matter.
I look forward to your response.
Regards
Owen Hasler
Mobile: 



The General Manager   

 Byron Shire Council 

 

Mullumbimby 2482 

18/10/2022 

 

Subject: Inclusion of Bayview Apartments in 365 Day Precinct 

 

Dear Sir, 

We write in order to express our dismay at the suggestion that Bayview Apartments should not be 
included in the 365 Day Precinct as, in our considered opinion, it is in fact  a prime tourist venue. 

My wife and I have been owners of   Bayview, since 1988, some eight years after the building 
was first constructed in 1980.  

During that period ( 1988-2022) our unit, and the whole of the complex from our observation,   has 
been used continuously for tourist accommodation.  

It is our understanding that there was no such title as “tourist accommodation” in council’s planning 
laws when it was built and therefore was not approved under that category-however, operated as 
such from the outset. 

Similarly, in 2010, when we undertook a multi-million dollar upgrade to the whole complex, and 
most owners undertook considerable upgrade to their individual units inside, it was always with the 
knowledge and understanding that it was for tourist accommodation. 

As the Chairman of the body corporate during that time, I was fully aware of the planning , 
discussions and commitment required to achieve a quality tourism venue such that it now is. 

As a Gunnedah Shire councillor for 24 years over a 40 year period (1981-2021) including 4 years as 
Mayor (2012-16) I find it difficult to believe that anyone would suggest that  Bay Street is to be 
excluded from the 365 Day Precinct where “the areas have  been identified by Council  as they are 
considered to have high tourism appeal and are most suited for unrestricted holiday letting due to 
their proximity to the beaches and services.” 

To suggest that Bayview is not a tourist venue but, rather, residential accommodation when it is so 
obviously in the high tourism appeal area leaves us dumbfounded.  

Such a conclusion would deny the history of the building for the last thirty plus years. 

We would, therefore, request that council make the obvious decision and have the 365 day precinct 
extended to include Bayview, and other accommodation in that area, as that is how the 
accommodation  has been observed and operated for over three decades. 

We would appreciate your efforts in ensuring that this letter is circulated to all councillors before 
any final determination is made. 

Your faithfully, 



Owen and Dianne Hasler 

  

Gunnedah. 2380 

Mobile:  

 

 

 



Dear Sir/Madam, please find attached my submission to council regarding the proposed
STRA changes.
Regards, Janne
Janne Ashton BA (Econ), Dip FA, Dip Man, Dip Ed, Dip Fin and Mort Br Mgmt
Authorised Representative of Count Financial Limited
Chief Executive Officer
Ph:  

 
Frenchs Forest NSW 2086

 
Allambie Heights,
NSW 2100

 

 
Plan Protect Pty Ltd ABN 73 111 275 873, is an Authorised Representative of Count Financial Limited. ‘Count’ and Count
Wealth Accountants® are trading names of Count Financial Limited ABN 19 001 974 625 Australian Financial Services
Licence Holder Number 227232. Count is 85% owned by CountPlus Limited ACN 126 990 832 (CountPlus) of Level 8, 1
Chifley Square, Sydney NSW 2000 and 15% owned by Count Member Firm Pty Ltd ACN 633 983 490 of Level 8, 1 Chifley
Square, Sydney NSW 2000.
Plan Protect cannot guarantee that this email is virus-free. You should scan attachments with the latest virus scan before
opening. Plan Protect will not be liable for any loss, cost or damage of any kind whatsoever caused by any receipt or use
of this email or its attachments.



18 October 2022  

Byron Shire Council  
  

 MULLUMBIMBY NSW 2482  

Dear Sir  

 

I write to you as an owner of an apartment in Bayview who is concerned about the new STRA laws 
and the effect that they will have on your various stakeholders. I have outlined my concerns below 
for me, prospective tenants, the town and the council.  

ME: I have a long family history in Byron Bay (my great grandfather, James Hunter, was the captain 
of the Wollongbar).  My parents grew up in Byron Bay and I have been visiting most years since the 
age of 7 months, often many times. It was my great dream to own a piece of Byron Bay real estate. 
After becoming a single parent when my children were toddlers, and not remarrying until they were 
in their late teens, I had not been able to afford to fulfil my dream.  

After my second divorce at the age of 58, there was very little left for me to rebuild my finances. I 
saw an opportunity to buy a Bayview apartment. I could lock in a low interest rate; the price of 
Byron real estate prices had not recovered since the GFC and I believed rental returns would 
increase because of various economic factors at the time.  

This has proven to be a great strategy. Both rent and the value have increased consistently since I 
bought it in 2014. I am now faced with the prospect of rent falling sharply, creating a corresponding 
fall in value. I still have most of the debt on the property.  

I am now facing retirement at the end of the year. The rent from Bayview (net of all costs) is 
sufficient to pay my basic living expenses. If this 90 day rule is applied to Bayview, it is unlikely to 
even pay its own expenses. As you are aware, with holiday letting, you lose around 50% of the total 
rent in letting costs. This means that there is approximately 45 days’ rent available to me. From that 
needs to come rates, body corporate, loan repayments and maintenance – a loss making strategy. 

TENANTS: There are three letting options: permanent rental, holiday rental for 90 days and 
permanent rental for the balance of the year, and holiday rental for 90 days and empty/personal use 
for the balance of the year. Let’s look at the outcome of each of those options. If I let it as a 
permanent rental, I lose the opportunity to stay in the apartment myself, which I have been doing 
for around one month a year. This was my purpose I buying Bayview – to have a piece of Byron that I 
could go to that was mine. The reason it was an option financially was that I could easily rent it out 
when I was not there, and have it pay its way.  

Permanent rental creates a situation where the tenant could sublease for holiday rent over the 
summer and thereby get the good return without any of the cost of rates, body corporate, loan 
repayments etc. They could for the rest of the year provide ‘hosted holiday accommodation’ in one 
of the bedrooms and make a very good income from my property.  

I understand that this is not allowed under the lease, but laws around tenancy mostly benefit the 
tenant and action is slow to implement and there are no penalties that I know of for this behaviour, 
other than possible termination which in itself creates greater cost.  Meanwhile, I, as the owner and 
the risk taker, am struggling to keep the property in a rising interest rate market. You will create a 
sub-class of tenant landlords with no amelioration of the problem of low-cost permanent rental. For 



me, as a permanent rental, I still would not earn enough to cover the cost of the loan and the 
ongoing expenses. 

I am not prepared to rent it out for nine months and then evict the tenants so that I can rent it out 
over the holiday period, even though this would provide extra income. I despise that behaviour. 
Moreover, that provides a risk to me. To remove a tenant who does not want to go takes around 
four months. This would mean that I could potentially lose the holiday period where there is some 
decent return to be made, and at the same time have to go through a long, ineffective process.  

The third option is to rent it out for 90 days and leave it empty/use it myself for the remainder of the 
year. This is the most palatable option, even though it would be empty for around eight months a 
year. I believe that this will be the best option for most people. It does not, however, resolve the 
financial issues as an owner.  

THE TOWN: Byron Bay has many attractions: its stunning beauty, the beach and associated leisure 
activities, the hinterland which is also picturesque, and the availability of restaurants, cafes, and 
shops for those times when you are not availing yourself of its natural landscape. It is the workers in 
these businesses who find it difficult to find affordable accommodation.  

If, as my above analysis shows, most of the current holiday units are empty for nine months a year, 
these businesses will surely close, as they will not be able to make sufficient income in three months 
to pay their costs. This will in turn reduce the attraction to tourists of Byron Bay. There will be no 
problem with rental as the retail sector in Byron will be decimated. Many businesses struggled or 
closed during the Covid lockdowns. This will be far worse as it will create a permanent loss of 
revenue.  

THE COUNCIL: The council’s job is to manage the income from rates and other activities and to 
provide services to the local community, and to provide a framework for growth and development in 
line with the interests of the community that it serves. I believe that the council can develop land 
specifically for low cost, medium density housing in some of the outer regions of Byron Bay, such as 
near the high school. This would provide a permanent low cost solution and allow the current 
holiday rentals to retain their current use. This provides benefits on all levels.  

In your precinct map, you show ‘areas [that] have been identified (exempted) by Council as they are 
considered to have high tourism appeal and are most suited for unrestricted holiday letting due to 
their proximity to the beaches and services.’ 

If Bay St doesn’t meet these criteria then nowhere in Byron Shire does. Also, exempting areas like 
Wategos, Belongil & Suffolk and excluding the CBD, council is effectively forcing people to drive to 
the CBD, which just adds to the traffic problems and emissions. 

Furthermore, I would be interested to know what the compensation is for those who bought based 
on the acceptance by council of the usage of the building, which is to be changed to our detriment. I 
heard a previous mayor on the radio a few years ago saying that many granny flats had been 
developed on the basis of permanent rental and these had since been used as holiday rental. If the 
council has only approved permanent rental, these should be kept only for that use. But it appears 
that all of these are able to keep holiday letting, whereas Bayview (which has a stated use of holiday 
letting) cannot.  

The inconsistency of the treatment of various members of the community is what causes conflict 
and discontent. In this case, it will also cause severe financial loss. Your definition for exempt areas is 
appropriate: the omission of Bay St is not.  I look forward to your response. 



 

Yours faithfully 

 

Janne Ashton 
 

  

 

 

 

 



   ATTN. S.T.R.A. Team project manager.

     I own a unit in the complex at ., Byron Bay which I have owned now for 30 plus years.

  At the time of purchase the complex was definitely   “ on the wrong side of the tracks “.  However over the
thirty years of ownership the executive

  committee — of which I am, have been and am active member — have put voluntary time & effort together
with owners levy contributions towards

  Improving the complex to a condition that would rival a majority of Byron Bays complexes.  The expense in
part being by Special Levies which were

  no mean amount on more than one occasion.

  As a result of this input & effort by the Executive Committee  this small complex of 18 units provides an even
mixture of permanent,

  holiday and owner occupiers residing in harmony in a quiet  & pleasant Byron Bay back water only minutes
walk to all that Byron Bay can offer.

  The mixture of tenancy arrangements has been sucessfuly in place & operational for and long as I can
remember.  The introduction of a 90 day cap

   will not only be disruptive to the complex but will also put at jeopardy the years of effort & expenditure the
Executive Committee have put into it,.

    I,e. It can only have retrograde effects  & be destructive.

  The short term rentals available within the complex are not detrimental to the area but provide an
EXTERNALLY FINANCED  boost to the local business

   economy via visitors expenditure. Byron Bay is recognised internationally as a tourist destination & relies to
large extent on the tourist monetary input.

  IT can’t happen both ways: either accomodation is offered & the benefit of tourist money is appreciated or
accomodation is denied & the local business

  community goes without & suffers. Capping of STR accomodation to 90 days will only create the latter,
particularly as the town commerce has been &

 Is  currently  geared for unrestricted accomodation.

  There is no formulae for a rental plan for S.T.R. with the possible exception of religious holidays periods  &
school holiday rentals. Taking this into account

   together with owner — plus extended family usage — how is anybody going to be able to pick a period of
time long enough for permanent rental when



     the remaining days of the 90 scattered over the rest of any year. The penalty will be owners will exhaust their
90 day limit then shut down until next year.

     RESULT: Byron Bay will have a lot of real estate sitting idle instead of generating income for the town.

   Income equals tax, tax is what the country needs to function. Money { real estate } sitting idle does nobody
any good. The impact of decisions by council

   don’t always remain within the borders of the Shire.

  The upshot of all this is that speaking as a member of the complex Executive Committee I put it to council, no
benefit will be gained by including Somerset St.,

   within the 90 day cap zoning area & request for the foregoing reasons we be excluded from any form of
restrictive capping
..

 As a responsible Strata controlled complex have recognised the importance of & have either put in place or
will  be effected at the March 2023 A,G.M.the following

 regulations as required by the N.S.W. Government for S.T.R. properties.

 * 1.  N.S.W. Code of Conduct. For STR premises.

 * 2. N.S.W.Property Register, introduced in Byron Shire on 1st Feb 2022.

 * 3. New Fee Safety Standard safety requirements.

 * 4. Property & Guest exclusion register, 1st Aug. 2022.

  Regards, Mike Tappenden, Unit owner S.P.17525,  Somerset St., Byron Bay 2481.



Request for inclusion of Somerset Street, Byron Bay in the Holiday zone.

And Submission of Objection to 90 day STRA

I wish for it to be on record as to my opinion re councils short-term letting agenda.

I do not support the 90 day cap for Holiday let. I oppose it as it looks to be the wrong move
when there are so many issues the council will need money for and this kind of ruling will
cut a lot of revenue in terms of Taxes and money spent within one of Australia and the
world's most Iconic holiday destinations.

God knows we need to spend a lot more money on infrastructure and amenity upgrade and
improvement including far better stormwater management.

I am concerned our apartment complex has been overlooked in the current holiday zone
map.

Considering the number of tourist that visit this area annually, quality accommodation,

management and indeed tourist behaviour is now more in line with and perhaps
outperforming national industry standards.

On top of the proposed laws of (3 strikes, and you are out) landlords cannot afford to

haphazardly manage tenant?guest behaviour.

Myself and other owners have property in Somerset Street, Byron Bay. This is a small,
well run

complex of 18 units with a mixture of holiday, permanent and resident use, all

coexisting now for over 30 years.

Somerset Street is not really a thoroughfare and adjacent to the CBD, close to main beach
with the 24-hour bus station recently built a very short stroll at the end of our street.

We are opposite Butler Street Reserve (parkland) which, over many years, has housed
Byron Bay markets.

Somerset street is still used for overflow CBD &amp; day tripper parking, it has Butler
Street

Park bordering one side and on our other side has two commercial blocks, two apartment

complexes (of which we are one), and one house.

Obviously, because of its central location Somerset Apartments has always been



included in previous holiday accommodation zones.

The Body Corporate of Somerset Apartments, 5-9 Somerset Street support this request

and I also speak on their behalf.

I therefore respectfully request Council to include the above mentioned Somerset Garden

Apartments within the proposed Holiday zone.

John Cashman, Ratepayer Owner in Byron Bay.

.



Submission Type
I am making a personal submission
Title
Ms
First Name

Family name

Name withheld
Please tick this box if you do not want your name published in the list of submitters on the
department's website
Email

Suburb/ Town
Byron Bay
I have made a reportable political donation
No
I agree to the Privacy statement
submission
I appreciate the opportunity to comment on a Planning Proposal to change the rules for non-
hosted short-term rental accommodation in the Byron Shire.
The objective of this proposed change is apparently “to mitigate the significant impacts of
STRA on permanent rental housing supply, amenity, local character and community”.
However I do not see how this could be the outcome of allowing 365-day non-hosted STRA in
our street.
We have been first visitors, and then residents of the Bay for some thirty years, and of course
have seen many changes. One of the least positive has been the reduction of residential
housing supply, local character and community. Our little street, tucked away between the
railway line and Ewingsdale Road, has community. We know our neighbours, and we look
after each other when the need arises. Obviously there is a need for STRA, but there is
already so much of that around town.
There are a few houses in our street that are rented as un-hosted STRA, which means party
houses usually. They would be much better going back to long term rentals which is what they
used to be when we first lived here. Byron needs this kind of accommodation. We need more
places for our hospital staff, our school teachers, our workers to live.
This proposal to extend non-hosted STRA to 365 days is very bad policy and I am strongly
opposed to it.

Co-owner
 , Byron Bay



Submission Type
I am making a personal submission
Title
Mr
First Name

Family name

Name withheld
Please tick this box if you do not want your name published in the list of submitters on the
department's website
Email

Suburb/ Town
SUFFOLK PARK
I have made a reportable political donation
No
I agree to the Privacy statement
submission
To whom it may concern,
Please accept this as my submission to the Short Term Holiday Letting (STHL) proposal for
Byron Bay. I generally support the new proposed changes to STHL rules except I request one
change. I reside at House , number  Alcorn Street Suffolk Park (Lot  number  CT270196 )
There are 8 houses in CT270196 and one strata lot (SP 90496 the most northerly lot)
containing 11 cabins known as "Tallow Beach Houses"
Tallow Beach Houses is an approved tourist facility which is permitted to house short term
holiday rental guests 365 days per year but no permanent occupancy is allowed.
The exhibited map for Suffolk Park shows the majority of Alcorn St shaded in gold both sides
but does not have the very north end, CT270196, where we live, or Tallow Beach Houses (SP
90496) treated the same i.e. the proposal doesn't allow us to STHL year round. This is
incongruous with the approved use of "Tallow Beach Houses" as a tourist facility and also the
8 houses in CT 270196, which I believe should also be shaded in the gold colour to permit
STHL all year round. There is no good reason for a usage difference between the houses in
CT270196 and the rest of Alcorn St. Changing the proposal to all "gold" would create
consistency with the rest of Alcorn St.
Other reasons to support my request are:
* Byron Bay is a tourist town and many businesses and people rely on the tourist dollar for
their living. If successful this whole STHL"precinct" proposal will already reduce the number of
visitors considerably and the very north end of Alcorn St should not be treated as a tourist no
go zone.
* Excerpt from the exhibited STRA exhibited planning proposal "The aim is to preserve
permanent housing in most of the Shire’s residential and rural areas, while also recognising
that some areas with high tourism appeal near beaches and services may be more suitable for
year-round holiday letting".
We fit directly into the category of being of "high tourism appeal" "right near the beach thus
more suitable for year round holiday letting".
Given all of the above, I respectively request, that the exhibited gold zone for Alcorn St Suffolk
Park be extended to include our house 5 / 2 Alcorn St (Lot 6 No 5 CT 270196) thus permitting
unlimited short term holiday letting.
Yours faithfully





To Whom it May Concern

We purchased our property in Byron in 1996. Our family had been holidaying at Clark’s Beach Camping Ground since 1975 and it
was thought we would end up living in Byron at some stage. As family grew up and moved to different parts of Australia this is
now an unlikely option. We now use the property as one of our main income sources in our self funded retirement.
For the first 5 years we permanently let our property but the wear and tear was terrible so we decided to holiday let. We used local
agents initially but their screening of incoming tenants was below our expectations as our property was let to anyone who applied.
Consequently the property was again abused by tenants (unacceptable wear and tear and unregistered guests) Agents did their best
but the consequences never matched the offences. We began using AirBnB as our holiday agent in 2014. My wife screens all
bookings and when possible we meet guests on arrival. We have refused entry to our property on one occasion and evicted tenants
on one other occasion.
The vast majority of our guests are families from all over Australia, as well we have frequent and regular overseas visitors.

On the proposed holiday letting map of East Byron our property in not in the unlimited area. We are appealing to BSC to take the
unlimited area back to Ruskin Street.  This would allow us and many others to accommodate people wishing to come to Byron and
assist the Byron community in their economic recovery and future growth. It appears that Byron East has a very small area
allocated to unrestricted bookings and this area is disadvantaged.
Our property is occupied approximately 40-42 weeks each year. We screen all bookings and provide an economical and
comfortable place for people to stay.

If we were limited to 90 days/yr then our place would stay vacant for 275days. Our family would use it occasionally as they do
now but we wouldn’t consider a short term let to people who weren’t on vacation. Our bookings would probably only occur during
school holidays and major events as we would be trying to limit lost income.
Our rates would also increase to help supplement lost income.

We hope this assists you in your planning and believe that Byron can recover and prosper if the current successful holiday letting
premises are permitted to continue to operate.
We respect the community and Byron’s beautiful environment and we reinforce these values with all our visitors.

Regards
Rob and Robyn Allen

Sent from my iPad
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