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Anne and Wayne Lodington 
19 Burns Point Ferry Road 
West Ballina 2478 

 

My husband and I have been residents of 19 Burns Point Ferry Road, West Ballina, for 18 
years. 

After examining the above proposal, we would like to express our objections and concerns. 

1. Zoning 

The proposed land is currently zoned R2 – low-density houses, i.e. blocks from 650 square 
metres. The GemLife proposal proposes more than 145 residences at less than half this size. 
This in no way fits the zoning requirements or objectives. The proposed development is 
more akin to small lot of medium-density housing.  

2. Water and Flood 

Burns Point Ferry Road homes are built on low-lying reclaimed land recognised as part of 
the Ballina floodplain. The proposed development and Burns Point Ferry Road are situated 
on a vulnerable peninsular bordered on three sides by the canal to the east, Richmond River 
to the south and Emigrant Creek to the west. West Ballina, particularly this peninsular area 
are subject to all three flood sources: 

i. Riverine flooding 
ii. Flood catchment and runoff water 

iii. Surges in tide and high seas. 

The Burns Point Ferry Road photos supplied are evidence of the common unwanted water 
occurrence of our road, driveways and occasionally our backyards, resulting from any or all 
of these three sources. 

The GemLife proposed development land is a containment area for massive amounts of 
water. Any displacement of waster or afflux created by GemLife filling the proposed land by 
two to three metres would be catastrophic to the Burns Point Ferry Road and low-lying 
properties.  

BMT WBN studies 2016 titled Richmond River Flood Warning and Evacuation recognises 
that the filling of large areas of land adjacent to the river not only impacts local owners but 
also land upstream. 

Current local flood mitigation studies have now recognised Burns Point Ferry Road as 
number 2 on their overland flood hotspot list. The study suggests no practical way to ensure 
the safety of our properties except by adopting strong land use discretion on our floodplains 
and wetland.  
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Local governments have the responsibility to regulate and prevent inappropriate 
development of the floodplain to limit the danger to the populace associated with flooding. 

3. Traffic 

Increased traffic from the proposed GemLife Development trying to access the already 
gridlocked River Street to Fishery Creek Bridge area will result in subsidiary roads backing up 
into our suburban streets. 

4. Suitable Development Site 

After reading the Geotech study on the soil make-up and groundwater levels, settlement, 
saturation and runoff are concerns. Is this site suitable for any type of development? 

5. Environment 

GemLife’s previous development application was strongly rejected by the NSW Land and 
Environment Court in late 2021 when they were not satisfied that the development would 
“not significantly impact on the biophysical hydrological or ecological integrity of the 
adjacent coastal wetland or littoral rainforest or the quantity and quality of surface and 
groundwater flows to and from the adjacent coastal wetland and littoral rainforest” and 
that “residential development as proposed would have unacceptable impacts on the lands 
high environmental values”. Studies showed three endangered ecological communities and 
is the habitat for five threatened species. “The impact on biodiversity values is to be 
regarded as serious and irreversible.” 

6. Hydrology and Health of the Richmond River 

Pressures from development and agricultural activities have added to acid sulphates 
leaching into the Richmond catchment, contributing to the river being identified as one of 
the environmentally worst-performing rivers on the east coast of Australia. Development on 
the sensitive wetland and floodplain is taking away another piece of the ecological balance 
of the lower Richmond. 

7. 2022 Floods 

These devastating March 2022 floods inundated our West Ballina homes with up to 800 mm 
of contaminated water flowing through our houses for three to four days. We lost all our 
furniture, belongings and treasured possessions. Our houses were completely stripped up to 
120 mm. Now in April 2022, 14 months after the floods, our homes have either not started 
to be rebuilt, or are only partially rebuilt. Much of our West Ballina community has not yet 
been able to return to our flood-damaged homes. We are living in caravans or away from 
our homes. 

Yes, the March 2022 floods were an uncommon event, but they do highlight the concern 
communities have for global warming and climate change. The 100-year projection studies 
are unrealistic and impossible to predict. 
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The later housing development at the end of Burns Point Ferry Road is a testament to these 
concerns. In a period of ten years building heights were increased from 500mm to 2.5m. 

8. Rezoning 

Council has wisely resolved to rezone the land adjacent to Burns Point Ferry Road. The 
Council’s planning proposal is to rezone the northern part of the land zoned R2 and the 
southern part zoned RU2 to C2, Environmental Conservation. 

The State Government has now issued a Gateway Determination which allows the rezoning 
proposal to proceed to public exhibition.  

Conclusion 

The amount of fill, problems with groundwater and settlements, flooding and afflux, and the 
damage to the environment and existing properties would make it not only imprudent but 
also irresponsible to approve a development like the one proposed by GemLife on this 
waterlogged wetland peninsula. 

 

Anne Lodington 
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Appendices 
 

Examples of flooding of Burns Point Ferry Road and adjoining properties from December 
7, 2021 to March, 2023. The photos show a history of water issues that residents contend 

with in this Burns Point Ferry Road and Ballina Quay area. 
 

 
 
December 7th 2021. Note the water has crossed the centre of the road. This was not a flood 
time. 
 

 
 
December 7th 2021. Note the water has crossed the centre of the road at the far left of the 
photo. This is stormwater unable to drain away which is a common occurrence in Burns 
Point Ferry Road. The adjacent GemLife proposed development site is completely saturated. 
We cannot sustain further afflux or displaced water draining into adjoining waterways and 
streets. 
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January 3, 2022. Burns Point Ferry Road backyards looking onto the canal. Note: 
1. The whole backyard is flooded 

 

 
 
January 4, 2022. Looking west on Burns Point Ferry Road. Note: 

1. water is completely over the road 
2. there is so much water that the gutter cannot be seen. Water is over lawns. 
3. Adjacent land is completely inundated with water. 
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January 4, 2022. Looking south on Burns Point Ferry Road.  

1. water is completely over the road 
2. there is so much water that the gutter cannot be seen. Water is over lawns 
3. despite water covering the entire road, Council did not close the road, the ferry or 

erect warning signs. 
 

 
 
January 4, 2022. Burns Point Ferry Road backyards looking onto the canal Note: 

2. the water is well over the revetment wall and completely floods the backyards of 
some properties  

3. the entrance to pontoons is submerged. 
 



GemLife Proposed Development (DA 2022/721.1) Anne & Wayne Lodington’s Submission 
 
 

 7 

 
 
January 4, 2022. A Burns Point Ferry Road backyard looking onto the canal Note: 

1. the backyard is completely inundated with canal water 
 

 
 
January 4, 2022. Burns Point Ferry Road backyards looking onto the canal Note: 

1. the flooded canal is close to encroaching the swimming pool’s raised wall. 
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January 20, 2022. Burns Point Ferry Road, 
only tidal water in the road. Note: 

1. the presence of this water in the 
street disputes Council’s claims that 
the tidal gates are effective. 

2. On this occasion, there was no 
backyard flooding or run off from 
rain fall. 
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February 3, 2022. Note: 

1. Again, we had water flooding Burns Point Ferry Road 
2. No action by Council to erect warning signs or close the road 

 
 
 
 
 
 
 

 
 
February 3, 2022.  19 Burns Point Ferry Road backyard 
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On or about March 4, 2022 

• On March 1, 2022, our 19 Burns Point Ferry Road, West Ballina, home flooded. This 
photo shows our house after the almost one metre high of floodwater had begun to 
recede.  

 

 

On or about March 5, 2022 

• This photo shows our garage after the almost one metre high of floodwater has 
mostly receded from the house. Note our furniture and possession piled on the side 
of the road. 

• The greenery is part of the GemLife land. While the land appears green, drone 
photos indicate that this wetland is waterlogged at all times, not just during the 
flood. 
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A view of the flooded Ballina Quays on or about March 3, 2022. Note: 

• The red arrow points to our home. 
• Drone footage (see next page) show apparent greenery adjacent to Burns Point Ferry 

Road—part of the GemLife site. Nevertheless, this wetland (part of the proposed 
GemLife development) is waterlogged at all times. 

• The proposed entrance to the GemLife proposed site is covered with floodwater (see 
blue arrow. 

• Green arrow. This is part of the proposed GemLife Development, showing that the 
site is flooded. Clearly the water from GemLife site will be displaced as a result of 
GemLife’s proposal to create a 2-metre-high platform. The displaced water must go 
someone—potentially into the Ballina Quays. 
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A drone photo in March 2023 showing part of the GemLife site in the foreground. This 
wetland is clearly waterlogged even though the rest of the Ballina Quays has no flood water. 
Clearly the water from GemLife site will be displaced as a result of GemLife’s proposal to 
create a 2-metre-high platform. The displaced water must go someone—potentially into the 
Ballina Quays. 
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Jessica Hutley

From: vivienne19 vivienne19 <vivienne19@bigpond.com>
Sent: Friday, 12 May 2023 2:04 PM
To: Councillors
Subject: Gemlife DA

I am extremely against this development as it will cause a tunnel effect from the river, up River Street to the lower 
lying original subdivisions in the Westland Estate and the Burns Point Ferry Road area.   As we no longer have the 
retention pond that was put in 38 years ago to stop flooding in this estate, we cannot have anything that will cause 
extra water being funneled to flood this estate.     There are numerous houses in this estate that are still empty, over 
12 months on from the flood. 
 
As I have said in several submissions against development in this area, what has happened to this estate is 
criminal.   People have put their life into buying properties here and for profit and greed there now in jeopardy.     
 
There should be NO more development on the flood plain. 
 
Vivienne Gorec 



DEAR COUNCILLOR  

PLEASE CONSIDER OUR OPPOSITION TO THE PROPOSED GEMLIFE HOUSING DEVELOPMENT, BURNS 
POINT FERRY ROAD, WEST BALLINA. 

Reasons:    As members of Tuckombil Landcare Inc. , Bulwinkel Landcare, a member of OzFish Ballina 
Chapter, we find this proposed Gemlife housing development on the Richmond – Emigrant Creek 
floodplain a completely inappropriate development which shows ignorance & contempt for all our 
efforts to clean up & rehabilitate the Richmond River. 

Gemlife’s business model is simply “ sell to over 55’s, wait unƟl they die or go into care & then sell 
that property again.” Building a raised housing island on the floodplain will have several detrimental 
effects . 

 As Landcarers upstream of this development we are trying to train Maguires & Emigrant Creeks to 
slow floodwaters & increase biodiversity, which is costly. OzFish Ballina Chapter is being financed to 
protect & improve Saltmarshes in the Richmond River estuary. An important site is directly on the 
south side of the Richmond adjacent to the Burns Point Ferry. Saltmarshes are criƟcal to foster the 
growth of fish larvae, prawn & mollusc populaƟons. In the 1960’s to 1980’s Ballina lost mangroves & 
saltmarsh to housing developments & roads. The oyster industry collapsed aŌer 1974.  

We now know for certain that due to sea temperatures rising, sea ice declining in the ArcƟc & 
AntarcƟc, New Zealand’s Fox, Franz Joseph & Tasman Glaciers disappearing by 2100, etc. that sea 
level is rising faster than predicted. BOM Report shows average sea level rise 1993 to 2020 has been 
6cms. This will result in Ballina’s saltmarshes, which are not permanently flooded, being overtaken 
and their retreat landwards will be halted by road & housing development which will lead to a 
decline in fish, prawn & mollusc populaƟons. Gemlife’s development will be a barrier to future 
saltmarsh thus impacƟng on the biodiversity & health of the Richmond River. 

 As  members of organisaƟons trying to improve the health & aquaƟc biodiversity of the Richmond 
River we believe Gemlife has only one aim & that is profit with complete disregard for all our 
investment in improving the Richmond River. 

As President of Alstonville- Wollongbar Rural Fire Brigade I have witnessed first hand the trauma 
created by the floods of 2017 & 2022 and it is sƟll ongoing for thousands of residents & farmers in 
the Northern Rivers. Emergency Services volunteers respond with the saying “ ours not to reason 
why, just do it” but aŌer witnessing so much tragedy some volunteers need counselling. The Gemlife 
development is going to add to disaster management & trauma. Residents of this “island housing 
estate” will be marooned in the next major flood event. 

 Meteorological science research reports state that the warmer condiƟon of the atmosphere will 
have the propensity to hold much more moisture thus creaƟng short “rain bomb” events which 
develop severe flash flooding & catastrophic damage. This is occurring currently throughout the 
world & in future the Northern Rivers will again not be immune from serious flooding. 

 I have been teaching & lecturing on geomorphology for 40 years but “ Blind Freddy” could tell you 
what the impacts of this Gemlife Development will be. Because of this site’s locaƟon between 
Emigrant Creek & the Richmond River it must be conserved as a buffer wetland for West Ballina. 

 Yours Faithfully, Malcolm Johnson,  0467 061 665 

                              Judy Johnson, 0403 033 582, 29, Godfrey Place, Alstonville NSW 2477 
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