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INTRODUCTION 

 
Summary of Planning Proposal 
 
This planning proposal applies to Lots 2 and 3 DP 749680, Lot 5 DP 1031875, Lots 227, 228 
and 229 DP 1121079 and Lot 12 DP 1011575, being land located at Teven Road, West Ballina 
(referred to as the site). The site has an approximate area of 17 hectares.  
 
The site is shown on the locality map provided at Appendix 1.  
 
The purpose of this planning proposal is to enable freight transport facility, and warehouse or 
distribution centre to be permitted with development consent on the site. This will facilitate the 
establishment of a transport and logistics precinct at West Ballina near the junction of the 
Bruxner and Pacific Highways. 
 

Planning Context  

 
Proponent’s Submission 
 
Council received a proposal which seeks to permit with development consent additional 
transport oriented land uses within the RU2 Rural Landscape zone applicable to the site. The 
proposal has been submitted on behalf of the sites land owners.  
 
The proponent has advised that the site has the following unique features which would support 
additional transport related land uses being permitted with consent: 
 

 The site already contains a number of land uses associated with rural industry, timber 
processing, mechanical repairs, wholesale distribution, agriculture and storage 
premises. 

 The site has access from Teven Road via a controlled intersection with the Pacific 
Highway. 

 The recently completed Pacific Highway upgrade and alignment of Teven Road creates 
a clearly identified precinct which is already utilised by a number of commercial / 
industrial land uses.  

 The site is located at the junction of the Pacific Highway and Bruxner Highway, thereby 
providing opportunities for goods distribution in both a north- south and east –west 
alignment. 

 The land area and configuration is suitable for transport orientated businesses in respect 
to storage and holding bays. 

 There are no sensitive land uses in close proximity and therefore opportunities for 
extended operating hours exist. 

 Parts of the site have already obtained development consent for filling. 
 
The proponent’s submission is provided at Appendix 2.  
 
Council Resolutions – Planning Proposal  
 
Council considered the proponents submission at its meeting on 24 October 2013 and resolved 
to defer its decision pending independent advice being obtained in relation to the current and 
projected need for, and preferred location of, freight and logistics land uses in Ballina Shire. 
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The report considered by Council at its meeting on 24 October 2013 is provided at Appendix 6. 
 
The independent advice was contained within a Site Selection Investigation (SSI) which 
reviewed the suitability of existing appropriately zoned sites within Ballina Shire, as well as the 
subject site, for transport related land uses. The SSI concluded that the site had a Fair 
Suitability for freight transport facilities, warehouse or distribution centre land uses subject to 
resolution of flooding constraints and further examination of traffic impacts. Had the site been 
appropriately zoned it would have received a Good Suitability ranking using the SSI’s Site 
Evaluation Tool.  
 
The SSI is provided at Appendix 5. 
 
The Council considered the SSI at its Ordinary Meeting held on 27 February 2014 and resolved 
as follows [Minute No. 270214/10]: 
 

1. That Council endorses the preparation of a planning proposal which proposes 
the insertion of freight transport facilities, warehouse or distribution centre land 
uses as additional permitted uses within Schedule 1 of Ballina LEP 2012, in 
relation to Lots 2 and 3 DP 749680, Lot 5 and 12 DP 1031875, Lots 227, 228 
and 229 DP 1121079 and Lot 12 DP 1011575, Teven Road, West Ballina. 

2. That the proponent be requested to supply flood modelling information which 
details the impact of filling the subject lots to the 1:100 year flood level of RL 2.7 
AHD, and a detailed traffic study which examines the issues specified by the 
RMS. Further, that additional technical studies be requested of the proponent in 
the event that Council staff form a view that additional environmental constraints 
may materially restrict the use of the land for the nominated purposes. This 
information is to be provided to advance the preparation of the planning 
proposal. 

3. That the Council give further consideration to the planning proposal upon the 
submission of information referred to in point two above. 

The report considered by Council at its meeting on 27 February 2014 is provided at Appendix 7. 
 
Site History 
 
The table below provides details of current land uses and development consents granted in 
respect to the lots that comprise the site. 
 

Lot Description Date of Consent Use / Consent Details 

2, DP 749680  

10/6/2003 

Truck storage depot 

Consent 2003/1063 - Filling to minimum 2.3 metre AHD over 5200m
2
 

and access driveway.  

3, DP 749680  

15/5/2006 

12/12/2006 

 

19/8/2010 

 

Dwelling and shed 

Consent 2006/601 - Single storey dwelling and shed. 

Consent 2002/414 - Filling of approx.2500m2 to minimum 2.3 metres 
AHD. 

Consent 2010/713 -Filling to max. height of 2.7 metres AHD within 
nominated areas of the site. 

Lot 5 DP 
1031875 

 Timber yard 

Lot 227, DP  Bulk landscape products 
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Lot Description Date of Consent Use / Consent Details 
1011575 22/8/1997 

 

12/10/1998 

13/6/2007 

15/4/2009 

 

14/8/2009 

Consent 1998/7015 (on Lot 3 DP 733286) - Run-off water containment 
of bulk storage areas.  

Consent 1999/207 - Internal offices and storage room 

Consent 2007/520 4 lot rural subdivision. 

Consent 2009/292 Filling of 3040m
2
 (of total site area of 2.792ha). 

Consent 2010/10 – Extension of workshop and machinery shop.  

Lot 228, DP 
1011575 

 

8/4/2010 

23/8/2010 

Vacant land 

Consent 2010/528 – Site filling to RL 1.0m AHD. 

Consent 2010/782 – Filling to RL 2.7 AHD of nominated site area. 

Lot 229, 
DP1011575 

 

14/7/2010 

 

25/5/2011 

Vacant land 

Consent 2010/612 – Site filling to maximum height of 1.0m AHD. 

Consent 2011/173 – Filling to 2.7m AHD over a triangular area 70m x 
90m in south-east corner of site.  

Lot 12, DP 
1011575 

 

9/3/2004 

24/6/2009 

Nursery 

Consent 2004/804 - Storage Shed 

Consent 2009/703 – Storage Shed 

 
The site contains a number of non traditional rural land uses. The nature of current land uses, 
and the filling already undertaken on some lots, distinguishes the site from surrounding rural – 
agricultural land uses and provides it with a semi industrial / commercial character. 
 
Consistency with Strategic Planning Policy 
 
The proposal to permit additional land uses with development consent is generally consistent 
with both Council and State Government urban planning policy. The following provides an 
overview of the proposed amendment with respect to key planning policy documents. 
 
NSW, Department of Planning – Far North Coast Regional Strategy 
  
Ballina is identified in the Strategy as a Developing Major Regional Centre, with the Ballina 
Airport acting as a major entry point for tourism destinations throughout the Region.  The 
Strategy states that strong tourism and population-driven employment base (retail and services 
sectors) within coastal areas, will affect the availability of affordable employment lands.   
 
The Economic Development and Employment Growth component of the Strategy specifies as 
an outcome that: 
 

Councils should plan for future industrial needs within existing urban areas and take into 
account economic markets, South East Queensland pressures for employment lands, 
lifestyle opportunities, and transport improvements within and from the Region. Certain 
industries will need to be located away from existing urban centres due to their type, 
scale and nature. Councils will address this need through their Local Growth 
Management Strategies. 

 

The site is located adjacent to an existing urban centre and in locational terms is a suitable 
location given the nature of transport and logistic land uses and their incompatibility with local 
road networks.  
  
The SSI has found a shortage of suitable sites for transport logistic land uses within Ballina 
Shire. To that extent the planning proposal is consistent with the specified economic 
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development and employment growth outcomes contained within the Far North Coast Regional 
Strategy. 
 
The Ballina Shire Growth Management Strategy 
 
The Ballina Shire Growth Management Strategy (BSGMS) provides the framework for 
managing the growth of Ballina Shire over the planning period 2012-2031. The BSGMS 
recognised that the Ballina bypass of the Pacific Highway will result in transition management 
issues for the West Ballina locality. 
 
The planning proposal is considered to be consistent with the strategic action objective for West 
Ballina which relates to the reinforcement of this area as the ‘edge’ of and ‘gateway’ to Ballina.  
 
The proposed transport logistics precinct is on land already used for a variety of industrial and 
commercial type uses, and is also in close proximity to the proposed highway service centre. 
Therefore the planning proposal is considered to be consistent with the BSGMS.  
 
The Ballina LEP 2012 
 
The subject land is currently zoned RU2 Rural landscape zone under the provisions of the 
Ballina LEP 2012. The zone objectives are: 
 
 To encourage sustainable primary industry production by maintaining and enhancing the 

natural resource base. 
 To maintain the rural landscape character of the land. 
 To provide for a range of compatible land uses, including extensive agriculture. 
 To minimise the fragmentation and alienation of resource lands. 
 To minimise conflict between land uses within the zone and land uses within adjoining 

zones. 
 To enable small-scale tourist-orientated development that is compatible with the rural nature 

of the land. 
 To encourage development that involves restoration or enhancement (or both) of the natural 

environment if consistent with the production and landscape character of the land. 
 To enable development that does not adversely impact on the natural environment, 

including habitat and waterways. 
 To ensure that there is not unreasonable or uneconomic demands (or both) for the provision 

of public infrastructure. 
 
Key Site Issues 
 
Key planning issues identified in relation to the proposal to date include the following: 
 
Key Issue Summary 

Flooding impacts The impact of filling the site to the 1:100 year flood level in terms of 
water displacement and flood behaviour issues requires further 
investigation through flood modelling. 

Bushfire impacts Part of the site is Bushfire Prone Land (Category B – Buffer) 
classification. A bushfire threat assessment report and consultation 
with the Rural Fire Service will be required.  

Ecological impacts  The impact of extensive site filling and flood water displacement will 
be required to be considered from an ecological impact perspective. 

Contamination 
assessment  

The degree to which the site has been contaminated by current or 
past land uses will require further assessment.  
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Key Issue Summary 

Aboriginal cultural 
issues 

The proponent will be required to undertake a due diligence 
assessment and AHIMS search to determine whether there are 
relevant Aboriginal cultural issues that warrant further investigation.  

Geotechnical issues  Soft and acid sulfate soils, as well as a high water table have been 
found within close proximity to the site. Such issues have the potential 
to impact on development and therefore require further examination 
and assessment.  

Traffic impacts The impact of the proposed land uses on the performance levels of 
the local road network as well the Teven Road interchange and 
intersection of the Teven Road and Bruxner Highway will be required 
to be examined in a detailed traffic study. 

 
The proponent will be required to address the above issues together with any other matters 
identified following Gateway determination and prior to the planning proposal being subject to 
community consultation.  

 

PART 1 – OBJECTIVES & INTENDED OUTCOMES 

 
The objective and intended outcome of this planning proposal is to permit with development 
consent freight transport facility and warehouse or distribution centre as additional permitted 
uses on the site.  Permitting these additional uses on the site will facilitate the establishment of 
a transport and logistics precinct at West Ballina. 
 
The proposed additional uses will be permitted using the mechanism of clause 2.5 Additional 
permitted uses for particular land and Schedule 1 of Ballina LEP 2012. 
 

PART 2 – EXPLANATION OF THE PROPOSAL 

 
The planning proposal seeks to create a transport and logistics precinct at the periphery of the 
existing Ballina urban area. The land area of the site is such that it has the potential to meet 
future demand for such uses. 
 
The site is located near the junction of the Pacific and Bruxner Highways adjacent to the 
western most end of the Ballina urban area. Sites at this location are ideally suited to 
accommodate freight transport facilities and warehouse or distribution centre uses having 
regard to their proximity to the junction of two major highways. The separation provided by the 
realigned Pacific Highway also provides a buffer between uses compatible with urban 
development located to the east of the highway, and those uses which support urban 
development but are incompatible due to factors such as traffic impacts located to the west of 
the highway. 
 
The Bruxner Highway provides an east – west link between the coast and north - western NSW 
whereas the Pacific Highway is the major north – south road freight transport route. The 
scheduled completion of the Pacific Highway upgrade work between Tintenbar and Ewingsdale 
in 2015 will bring the Brisbane market place to within approximately 2 hours drive time from 
Ballina.  
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Existing sites within Ballina Shire, which are appropriately zoned to accommodate freight 
transport facilities, and warehouse or distribution centre land uses, have been examined in the 
SSI. Such sites were generally found to be unsuitable or of low level suitability due to factors 
such as distance to a highway access point, potential traffic conflicts concerns and land 
availability issues. 
 
The Draft NSW Freight and Port Strategy estimates that the amount of freight shipped 
throughout NSW is expected to double in volume by 2031.  
 
Given the anticipated increase in freight, and the reduction in travel time between Ballina and 
the South – East Queensland market place and port facilities, it is anticipated that there will be a 
demand for sites suitable for use by the road transport logistics industry within Ballina Shire.  
 
The subject site is located in a suitable location, has a land area which can accommodate future 
demand, is currently used for predominately non agricultural purposes and is unlikely to give 
rise to adverse traffic impacts on the local road network.  
 

PART 3 - JUSTIFICATION 

 

Section A - Need for the Planning Proposal 

 
1. Is the planning proposal a result of any strategic study or report? 

 
The Ballina Council’s Site Suitability Investigation (SSI) examined site suitability and anticipated 
demand for land suitable for use by road transport logistic industries. The subject site was 
identified as one that would have a good level of suitability subject to being appropriately zoned.  
 
2. Is the planning proposal the best means of achieving the objectives or intended 

outcomes, or is there a better way? 
 
The planning proposal is the best means of achieving the intended objectives. The subject site 
whilst being appropriately located is subject to a number of natural hazards and constraints. The 
land is affected by the 1:100 ARI flood (2.3m AHD), is mapped as containing Class 2 acid 
sulfate soils and is partly affected by a Bushfire Prone Land (Category B – Buffer) classification. 
Land in close proximity to the site has also been found to be affected by geotechnical 
constraints related to soft soils and a high water table.  
 
The planning proposal process will enable the above constraints to be further investigated to 
determine the degree to which they will impact on land suitability. 
 
The proposed additional uses will be permitted using the mechanism of clause 2.5 Additional 
permitted uses for particular land and Schedule 1 of Ballina LEP 2012. Utilising this mechanism, 
as opposed to incorporating the proposed additional land uses generally within the RU2 zone, 
has the advantage of limiting the permissibility of the proposed uses to a defined geographical 
area with superior State road accessibility. In addition it limits the proposed uses to a site which 
already contains a number of non rural land uses as previously indicated.  
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Section B - Relationship to the Strategic Planning Framework 
 
3. Is the planning proposal consistent with the objectives and actions contained 

within the applicable regional or sub-regional strategy (including the Sydney 
Metropolitan Strategy and exhibited draft strategies)? 
 

The proposal is consistent with the specified economic development and employment growth 
outcomes contained within the Far North Coast Regional Strategy. 
 
 
4.  Is the planning proposal consistent with the local council's Community Strategic 

Plan, or other local strategic plans? 
 
Although the land the subject of the planning proposal is not identified as a potential urban 
growth area, proposed additional uses are consistent with the prosperous economy objectives 
of the Community Strategic Plan (CSP). The CSP recognises that new businesses will seek to 
locate in Ballina Shire due to available land supply and due to the connectivity with South East 
Queensland. The fostering of new businesses and the creation of employment opportunities are 
encouraged. 
 
The planning proposal is consistent with Objective PE 2.1 of the CSP which states: 
 
 “Develop plans that encourage business growth and diversification”. 
 
It is also considered that the proposed additional permitted land uses are compatible with key 
objectives of the RU2 zone. The site is currently not used for agricultural purposes and contains 
several non agricultural land uses which are more industrial or commercial in nature. The 
additional permitted uses proposed are not considered to impact adversely on the natural 
environment having regard to the developed nature of the site. The rural landscape character of 
surrounding land is considered to be unaffected by the proposed land uses. There is also little 
likelihood of land use conflicts arising given the vacant nature of land which adjoins the site and 
the associated ownership patterns.  
 
It is noted that the RU2 zone permits with development consent a variety of intensive non 
agricultural or rural based land uses which may have significant traffic impacts. These land uses 
include Correction centre, Function centre, Crematoria, Depots, Liquid fuel depot, Passenger 
transport facilities and Recreation facilities (Major).  
 
In the context of the range of land uses currently permitted within the RU2 zone the additional 
land uses proposed for the site are considered to be compatible with the strategic intent of this 
zone. That intent is to provide a zone in close proximity to existing urban areas which has the 
capacity to contain land uses required for the urban centres expansion.  
 
The proposal is also considered to be somewhat unique in that major transport logistic uses 
appear best suited to out of centre locations (see SSI at Appendix 5). 
 
 
5.  Is the planning proposal consistent with applicable State Environmental Planning 

Policies? 
 
Yes, the proposal is generally consistent with applicable State Environmental Planning Policies 
(SEPP).  The relevant SEPP’s are as follows: 
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SEPP Title Compliance of Planning Proposal  

SEPP (Rural 
Lands) 2008 

 

The subject land is currently zoned RU2 Rural landscape. The Rural Planning 
Principles contained within this SEPP are addressed below: 

 

(a) the promotion and protection of opportunities for current and potential 
productive and sustainable economic activities in rural areas; 

Comment: The planning proposal is consistent with this objective. The site is 
not used for agricultural activities. The proposed additional land uses will 
facilitate sustainable economic activity. 

 

(b) recognition of the importance of rural lands and agriculture and the 
changing nature of agriculture and of trends, demands and issues in 
agriculture in the area, region or State; 

Comment: The planning proposal is not considered to be inconsistent with this 
principle.  

 

(c) recognition of the significance of rural land uses to the State and rural 
communities, including the social and economic benefits of rural land use 
and development; 

Comment: The planning proposal is not considered to be inconsistent with this 
principle. The subject site is not designated as State or regional significant 
farmland within the Far North Coast Regional Strategy. The Northern Rovers 
Farmland Protection Project – Final Recommendations, February 2005 report 
designates the site as other rural land.  

 

(d) in planning for rural lands, to balance the social, economic and 
environmental interests of the community; 

Comment: The planning proposal is not considered to be inconsistent with this 
principle. Freight transport facilities warehouse or distribution centre land uses 
are also required to support rural uses.  

 

(e) the identification and protection of natural resources, having regard to 
maintaining biodiversity, the protection of native vegetation, the importance 
of water resources and avoiding constrained land; 

Comment: The site is considered to have low biodiversity value due to past 
development and partial land filling. The planning proposal is not considered to 
be inconsistent with this principle. 

 

(f) the provision of opportunities for rural lifestyle, settlement and housing that 
contribute to the social and economic welfare of rural communities; 

Comment:  The site is currently used for predominantly non rural housing 
purposes. To that extent therefore the planning proposal is not considered to be 
inconsistent with this principle.  

 

(g) the consideration of impacts on services and infrastructure and appropriate 
location when providing for rural housing; 

Comment: This principle is not relevant to the planning proposal.  

 

(h) ensuring consistency with any applicable regional strategy of the 
Department of Planning or any applicable local strategy endorsed by the 
Director-General. 

Comment: The planning proposal is not considered to be inconsistent with the 
Far North Coast Regional Strategy. The land will retain its rural zoning. The 
proposed additional land uses will support Ballina’s designation as a Developing 
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SEPP Title Compliance of Planning Proposal  

Major Regional Centre. The SSI has found that sites within the existing urban 
footprint of Ballina Shire are generally unsuitable for transport logistic and 
warehouse type uses.   

SEPP No. 55 - 
Remediation of 
Land 

The planning proposal is considered to be consistent with this SEPP. A zoning 
change is not proposed. Council has no specific information available regarding the 
contamination status of the land. It is noted however that some of the existing land 
uses on the site may have resulted in land contamination however this issue has not 
been assessed at this stage. It will be examined further as part of more detailed site 
assessment undertaken for the planning proposal. This further assessment will have 
regard to the situation that no zoning change is proposed and the additional 
proposed land uses are non sensitive in nature.  

SEPP No. 71 - 
Coastal 
Protection 

The subject site is located within the coastal zone but is not a sensitive coastal 
location.  

The matters for consideration listed in clause 8 of the SEPP have been considered. 
Of relevance is the requirement to give consideration to the means to encourage 
compact towns and cities. In this respect the emergence of Ballina as a Developing 
Major Regional Centre will require provision to be made for a variety of additional 
new land uses such as freight transport facilities, and warehouse or distribution 
centres. Such land uses are most appropriately located at the fringes of urban 
centres and close to highway access points due to traffic impacts associated with 
frequent large vehicle movements.  

The site already contains several non agricultural land uses and is in close proximity 
to the highway service centre site (Additional permitted land use C Ballina LEP 
2012). The consolidation of facilities such as the highway service centre and freight 
transport facilities and warehousing within the one general location meets the 
objective of encouraging compact towns and cities.  

    

 
6.  Is the planning proposal consistent with the applicable Ministerial Directions (S. 

117 directions)? 
 
Yes. A number of Section 117 directions are relevant to the development of the planning 
proposal.  A Section 117 checklist for the planning proposal is provided at Appendix 3. 

Section C - Environmental, Social and Economic Impact  

 
7. Is there any likelihood that critical habitat or threatened species, populations or 

ecological communities, or their habitats will be adversely affected as a result of 
the proposal? 

 
The area of the site available for development is currently developed or is vacant partly filled 
land devoid of significant vegetation.  Potential ecological impacts will be considered in further 
detail as part of more detailed technical assessment of the site.  
 
8. Are there any other likely environmental effects as a result of the planning 

proposals and how are they proposed to be managed? 
 
Other potential environmental effects of the proposal are as follows: 
 
 Filling within the flood plain and displacement of flood storage capacity; 
 Acid sulfate soil and geotechnical impacts 
 Bushfire hazard 
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These and other potential impacts such as traffic have not been addressed in the information 
prepared by the proponent that accompanied the LEP amendment request. These issues will 
require additional information to be prepared and submitted by the proponent following a 
positive Gateway determination, prior to agency consultation requirements and public exhibition.  
 
9. How has the planning proposal adequately addressed any social and economic 

effects? 
 
The planning proposal is considered to provide benefits to the community via increased 
economic activity and employment derived from a clustering of transport logistic land uses. As 
such, any social and economic effects resulting from the proposed rezoning are considered to 
be positive. 

Section D - State and Commonwealth interests. 

 
10. Is there adequate public infrastructure for the planning proposal? 
 
Water, electricity and telephone services are currently available to service the site. Sewerage is 
not available.  
 
11. What are the views of State and Commonwealth public authorities consulted in 

accordance with the gateway determination?  
 
Consultation has not yet been undertaken with all relevant public authorities. Preliminary 
consultation has been undertaken with Roads and Maritime Services. The response received is 
contained within Appendix 4. It is anticipated that a positive Gateway determination will require 
the traffic impact concerns expressed by the RMS to be further investigated and additional 
consultation with the RMS to be undertaken. 
 

PART 4 - MAPPING 

 
The following maps (Appendix 1) have been prepared to the support the planning proposal: 
 

 Map 1 – illustrates the location of the subject land – Site Identification Map;  
 Map 2 – is the Additional Permitted Use Map under the terms of the Ballina LEP 2012 

(APU Map). 
 

 

PART 5 – COMMUNITY CONSULTATION 

 
Community consultation has not yet been undertaken. Council has undertaken consultation with 
the Australian Logistics Council (ALC) and Roads and Maritime Services (RMS) during the 
process of preparing the SISI. Copies of correspondence received are contained within the SSI 
at Appendix 5. 
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PART 6 – PROJECT TIMELINE 

 

Plan Making Step Estimated Completion (Before) 

Gateway Determination  April 2014 

Completion of Technical Assessment June 2014 

Government Agency Consultation July  2014 

Public Exhibition Period July  2014 

Public Hearing  Not Required 

Submissions Assessment August 2014 

RPA Assessment of Planning Proposal and Exhibition Outcomes September 2014 

Submission of Endorsed LEP to P&I for Finalisation October 2014 

RPA Decision to Make the LEP Amendment (if delegated) October 2014 

Forwarding of LEP Amendment to P&I for Notification (if delegated) November 2014 
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Appendices 

Appendix 1 – Maps  

Site Identification Map 
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Ballina Local Environmental Plan 2012 Proposed Additional Permitted Use Map 
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Appendix 2 – Proponents’ Submissions 
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Appendix 3 – Section 117 Direction Checklist 
Section 117 Direction Checklist 

Planning Proposal – Teven Road, West Ballina  

DIRECTION NO. Compliance of Planning Proposal 

1. Employment and Resources 

1.1 Business and Industrial 
Zones 

Does not apply to this planning proposal. The planning proposal is however 
consistent with the objective of this direction in so far as the proposed 
additional uses may encourage employment growth in suitable locations. 

1.2 Rural Zones It is considered that the planning proposal is consistent with this Direction 
because it is not proposed to rezone the site. The proposed additional uses 
will complement a broad range of land uses already permitted within the 
RU2 zone.  

In the context of the range of land uses already permitted and the 
availability of RU2 zoned land within Ballina Shire the planning proposal is 
also considered to be of overall minor significance. 

1.3  Mining, Petroleum 
Production and Extractive 
Industries 

Does not apply to planning proposal. 

1.4  Oyster Aquaculture Does not apply to planning proposal.  

1.5  Rural Land This planning proposal is consistent with this Direction.  

The table in Section B5 of this report addresses the Planning Principles 
contained in State Environmental Planning Policy (Rural Lands).  

2. Environment and Heritage 

2.1 Environmental Protection 
Zones 

Does not apply to planning proposal. 

2.2  Coastal Protection This planning proposal is consistent with this Direction. The subject site will 
retain its RU2 zoning. The expansion of permissible uses is considered to 
have a minor impact having regard to the nature of uses already permitted 
within this zone.  

2.3  Heritage Conservation There are no items of environmental or cultural heritage identified by 
Council within the site that are considered to warrant specific LEP based 
protection based on the information currently available. 

2.4 Recreation Vehicle Areas Does not apply to planning proposal. 

3. Housing, Infrastructure and Urban Development 

3.1 Residential Zones Does not apply to planning proposal. 

3.2 Caravan Parks and 
Manufactured Home Estates 

Does not apply to planning proposal.  

3.3  Home Occupations This planning proposal is consistent with this Direction as home occupations 
are permitted in the RU2 zone without consent under the Ballina LEP 2012.  
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DIRECTION NO. Compliance of Planning Proposal 

3.4  Integrated Land Use and 
Transport 

The planning proposal is consistent with this Direction as the land has been 
specifically identified to facilitate  the efficient movement of freight. 

3.5 Development Near Licensed 
Aerodromes 

Does not apply to planning proposal.  

3.6 Shooting Ranges Does not apply to planning proposal. 

4. Hazard and Risk 

4.1 Acid Sulfate Soils The subject site has a probability that it contains Class 2 acid sulfate soils.  

The proponent has not prepared an acid sulfate soils study in support of the 
planning proposal. However the planning proposal is considered to be 
consistent with this direction as Ballina LEP 2012 contains the Model LEP acid 
sulfate soil provisions at clause 7.1. 

The planning proposal does not provide for an intensification of land uses when 
compared with the nature of uses already permitted with development consent 
in the RU2 zone. Therefore it is considered that that there is no automatic 
trigger to require an acid sulfate soils study to be prepared. Such a study could 
however be required by P&I as part of the Gateway determination if considered 
warranted at this stage.  

4.2 Mine Subsidence and 
Unstable Land 

Does not apply to planning proposal. 

The site is not within a mine subsidence area nor has it been designated as 
unstable land. Council is however aware that development on land within close 
proximity to the site has required extensive geotechnical engineering input to 
resolve foundation challenges due to soft soils and a high water table. Further 
examination of these issues may be warranted as a requirement of Gateway 
determination.  

4.3  Flood Prone Land The planning proposal is considered to be consistent with this direction. The 
site is located within a flood planning area and is subject to the provisions of 
clause7.3 Flood planning of Ballina LEP 2012. Clause 7.3 is consistent with the 
NSW Flood Prone Land Policy and the principles of the Floodplain 
Development Manual 2005 (including the Guideline on Development Controls 
on Low Flood Risk Areas). 

The proponent will be required to demonstrate that filling of the land to the 
1:100 year ARI flood level will not significantly adversely affect flood behaviour 
resulting in detrimental increases in the potential flood affectation of other 
development or properties. Flood modelling of proposed filling will be required 
after Gateway determination and prior to community consultation being 
undertaken.  

4.4 Planning for Bushfire 
Protection  

The planning proposal is consistent with this Direction. The Rural Fire Service 
is proposed to be consulted as a requirement of post Gateway determination.   

5. Regional Planning 

5.1 Implementation of Regional 
Strategies 

The site’s location is consistent with the outcomes specified within Economic 
Development and Employment Growth component of the Far North Coast 
Regional Strategy. 

5.2 Sydney Drinking Water 
Catchments 

Does not apply to Ballina Shire. 

5.3 Farmland of State and 
Regional Significance on the 
NSW Far North Coast 

This direction does not apply as the site is identified as other rural land within 
Map 4 which forms a part of the “Northern Rivers Farmland Protection Project - 
Final Recommendations, February 2005” report. 

5.4 Commercial and Retail 
Development along the Pacific 
Highway North Coast 

This direction does not apply as the planning proposal does not provide for 
commercial or retail development. Whilst the direction does not apply it is also 
relevant that the site does not have direct access to the Pacific Highway nor is 
it able to obtain such access due to the elevated nature of the highway at this 
location. The proposed additional permitted uses are unlikely to impact on the 
safety or efficiency of the Pacific Highway.  
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DIRECTION NO. Compliance of Planning Proposal 

5.5 Development in the vicinity of 
Ellalong Paxton and Millfield 
(Cessnock LGA). 

Revoked 

5.6 Sydney to Canberra Corridor  Revoked 

5.7 Central Coast 1) Revoked 

5.8 Second Sydney Airport: 
Badgerys Creek 

Does not apply to Ballina Shire 

5.9 North West Rail Corridor 
Strategy 

Does not apply to Ballina Shire 

6. Local Plan Making 

6.1 Approval and Referral 
Requirements 

The planning proposal is consistent with this Direction in that it does not 
introduce any new concurrence or consultation provisions or any additional 
designated development types. 

6.2 Reserving Land for Public 
Purposes 

The planning proposal is consistent with this provision as it does not include 
creation, altering or reduction of land for public purposes. 

6.3 Site Specific Provisions The planning proposal is consistent with this direction as  it is proposed to allow 
additional permitted uses without imposing any development standards or 
requirements in addition to those already contained in the Ballina LEP 2012.  

7. Metropolitan Planning 

7.1 Implementation of the 
Metropolitan Strategy 

Does not apply to Ballina Shire. 
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Appendix 4 – Letter from RMS dated 4 December 2012 
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Appendix 5 – Site Selection Investigation – Freight Transport Facilties, 
Warehousing and Distribution Centres Report, January 2013 
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Appendix 6 – Report to Council dated 24 October 2013 
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Appendix 7 – Report to Council dated 27 February 2014 
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Appendix 8 – Report to Council dated 27 March 2014 
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