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MAJOR PROJECT APPLICATION NO. 08_034 

 
BILAMBIL VILLAGE  

 
1.0 BRIEF 

 
Jackson International Pty Ltd has instructed Darryl Anderson Consulting Pty Ltd to prepare a 
submission to the Department of Planning requesting the Department to issue the Director General's 
Environmental Assessment requirements in respect to this project. 
 

2.0 BACKGROUND 
 

On 17 March 2008 the Department of Planning advised that the proposal is a Major Project and that 
Part 3A of the Environmental Planning and Assessment Act applies.  A copy of the Department's letter 
is provided at Annexure C.  

 

 

3.0 SITE DETAILS 
 
In real property terms, the site is described as Lots 2 and 3 DP 244652, Urliup Road, Bilambil. The 
total area of the site is 4.713 hectares. 
 
Located in the village of Bilambil, the site has frontage to Hogans Road, Bilambil Road and Urliup 
Road, Bilambil. Bilambil Creek adjoins the site to the west. Site levels range from approximately 
RL 5.0m AHD adjacent to Bilambil Creek to approximately RL 26m AHD towards the centre of the 
land. The land has previously been used to stockpile road building materials and it is intended the site 
will be levelled and land formed to accommodate the proposed subdivision lots. 
 
Figure 1 shows the location and zoning of the site and adjacent land. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 1 - Site Location and Zoning 
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To the east of the site is the existing Bilambil Sports Club and sports fields, to the north of the site is 
low density residential development, to the west of the site is land zoned Residential 2(d) and Rural 
1(a) used for agricultural purposes and to the south of the site is land zoned Rural and used for 
agriculture. 
 
The Bilambil Hall adjoins the north eastern corner of the site and is located on the corner of Urliup 
Road and Bilambil Road. 
 

4.0 DESCRIPTION OF THE PROPOSED DEVELOPMENT  
 
The key elements of the redevelopment project are as follows: 

 
 Construction and dedication of new roads; 

 
 Creation of 55 residential lots with areas ranging from 450m2 to 800m2; 

 
 Creation of one "retail" lot with an area of 3450m2; 

 
 Construction of all urban services including reticulated water supply, reticulated sewer and 

drainage; 
 
 Construction of a commercial building to accommodate a convenience store and restaurant.  

 
The estimated construction cost of the project is approximately $3.125 million and it is estimated that 
fifteen fulltime equivalent positions will be generated during the operational stages of the development. 
 
Details of the proposal are provided in the Draft Application Plans at Annexure A. 
 

5.0 PLANNING PROVISIONS 
 
5.1 State Environmental Planning Policy – Major Projects 2005 

 
As indicated above, the Minister has formed the opinion that this proposal is a Major Project under the 
provisions of this Policy and therefore Part 3A of the Act applies. 
 

5.2 State Environmental Planning Policy No. 71 – Coastal Protection 
 
The subject site is in the coastal zone and is also in a sensitive coastal location. Clause 8 of this Policy 
requires any application to address various matters. Clause 8(c) relating to foreshore access, Clause 
8(h) relating to protection of fish habitat and Clause 8(m) relating to water quality are the key issues 
likely to arise under this Policy. 
 

5.3 North Coast Regional Environmental Plan, 1988 
 
Clause 15 of this Plan relates to rivers, streams and wetlands and requires the development to 
address matters relating to water quality and quantity, preservation of fisheries habitat, etc. 
Compliance with this Clause will be a key issue. 
 
Clause 43 of the Plan relates to residential development and particularly the objective of optimising 
densities having regard to the environmental features of the land. This will also be a key issue under 
this Policy. 
 

5.4 Tweed Local Environmental Plan 2000  
 
As indicated on Figure 1, the subject land is zoned 2(d) Village under the provisions of this Plan. The 
objectives of this zone include: 
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"Primary objective 
 
 to provide for residential development and a full range of services and facilities traditionally 

associated with a rural village which is of a design and scale that makes a positive contribution to 
the character of the village." 

 
The Land Use Table to Clause 11 of the Instrument provides that development for the purposes of a 
dwelling house is permissible, with consent, as an Item 2 use in the zone providing each allotment has 
a minimum area of 450m2. The proposed residential lots comply with this requirement. 
 
Development for the purposes of shops and refreshment rooms is also permissible, with consent. 
 
The following clauses are particularly relevant: 
 
Clause 15 – Availability of Essential Services  
 
Reticulated water supply is available to the site. 
 
Council has advised that there are capacity constraints on the existing sub regional pump station 
servicing the Bilambil area and that alternatives are available which will require investigation including 
pumping from the site to Bilambil Heights. Preliminary investigations indicate that this option is 
feasible. 
 
Clause 16 – Height of Buildings  
 
A three storey statutory height limit applies and the proposed commercial/retail building will comply 
with this requirement. 
 
Clause 17 – Social Impact Assessment 
 
Under the provisions of Tweed Development Control Plan 2007, Section A13 any application for a 
residential subdivision involving fifty or more lots must be accompanied by a Socio-Economic Impact 
Statement. 
 
Clause 22 – Development Near Designated Roads 
 
Bilambil Road is a designated road. Clause 22(4) requires the consent authority to take into account a 
number of matters when considering a development application. In summary, it is submitted that this 
proposal is not inconsistent with any relevant considerations in Clause 22 given that Bilambil Road is a 
residential street with a sign posted maximum speed of 50kph and provides sufficient traffic capacity 
to service the subject site which is zoned for residential development. 
 
Clause 23 – Control of Access 
 
This Clause provides that development consent must be obtained to construct a junction with a 
designated road. Bilambil Road is a designated road and therefore approval will be required for the 
two proposed roads to junction with that road.  
 
Clause 34 – Flooding 
 
Tweed Development Control Plan 2007, Section A3 indicates that the design flood level for Bilambil is 
RL 3.5m AHD and the adopted minimum floor level for residential development is RL 3.8m AHD. As 
indicated on the plans at Annexures A and B, that part of the site on which residential lots will be 
located is above RL 3.5m AHD. 
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Clause 35 – Acid Sulphate Soils  
 
According to the Development Assessment Panel minutes at Annexure D, the site is not mapped as 
containing acid sulphate soils on Council's Acid Sulphate Soils Planning Maps. 
 
Clause 39 – Remediation of Contaminated Land 
 
In accordance with the requirements of this Clause and the provisions of State Environmental 
Planning Policy No. 55, a Contamination Assessment and Report will need to be undertaken. 
 
Clause 39A – Bushfire Protection 
 
The land is mapped as bushfire prone and therefore compliance with Planning for Bushfire Protection, 
2006 will need to be demonstrated. 
  

5.5 Tweed Development Control Plan 2007, Section A2 – Car Parking Code 
 
Compliance with the requirements of this Code, particularly in relation to the retail component of the 
development, will need to be demonstrated.   
 

5.6 Tweed Development Control Plan 2007, Section A3 – Development of Flood Liable Land  
 
See comments above in relation to Tweed Local Environmental Plan 2000. 
 

5.7 Tweed Development Control Plan 2007, Section A5 – Subdivision Manual 
 
The Preliminary Concept Plan generally complies with the provisions of this Manual in relation to lots 
sizes and orientation, road widths and geometry, urban design principles and land forming 
requirements. Details demonstrating full compliance with relevant components or justifying any 
inconsistencies would accompany the final Environmental Assessment. 
 

5.8 Kennedy Drive Traffic Capacity 
 
In relation to downstream traffic capacity, Council at its meeting on 19 June 2007 resolved that the 
current remaining spare traffic capacity of 1506 vehicle trips per day be allocated to future 
development west of Cobaki Bridge on a first in/first served basis. This Major Project application 
generates approximately 300 trips per day on Kennedy Drive (assuming an 80%/20% split between 
Bilambil Road and Terranora Road) and based on advice provided by Council officers in February 
2008, there is sufficient capacity to enable this Major Project application for 55 residential lots and a 
commercial/retail development to be approved (ie. 1378.6 trips per day available at 24 October 2007, 
less 540 vehicle trips allocated to Major Project Application No. 05_0198 - 84 lot residential 
subdivision at Bilambil Heights equals approximately 837 trips available at March 2008). 
 

5.9 Bushfire 
 
The subject land is mapped as bushfire prone land and therefore compliance with the publication 
Planning for Bushfire Protection, 2006 will be a key issue. 
 

5.10 Far North Coast Regional Strategy, 2006 – 2031  
 
The subject land is mapped as being in the existing urban footprint under the provisions of this 
Strategy and therefore the proposal is entirely consistent with the Strategy particularly as it will provide 
housing choice and additional living opportunities away from the more expensive coastal areas. 
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6.0 CONSULTATIONS 
 
Consultations have been held with Officers of Tweed Shire Council at a formal Development 
Assessment Panel meeting and the minutes of that meeting are attached at Annexure D. Addressing 
the matters identified by the Panel will be key issues in this Major Project application. 
 

7.0 KEY ISSUES 
 

7.1 Sewer 
 
Investigations will need to be completed in relation to feasible options of conveying sewage from the 
site to the nearest suitable receiving point at Bilambil Heights, to the satisfaction of Tweed Shire 
Council. 
 

7.2 Buffers to Bilambil Creek 
 
The Draft application plans provide for appropriate buffers to Bilambil Creek and Hogans Road. 
 

7.3 Compatibility With the Establish Character and Amenity of Bilambil Village 
 
Having regard to the objectives of the 2(d) zone compatibility with the established character and 
amenity of Bilambil Village will be a key issue to be addressed in the Environmental Assessment 
Report. 
 

7.4 Contamination 
 
Having regard to previous land uses and the existing fill material stockpiled on site a Contamination 
Assessment carried out in accordance with the provisions of State Environmental Planning Policy 
No. 55 and relevant State Agency guidelines will be a key issue. 
 

7.5 Geotechnical Stability 
 
As the site has been used to stockpile road building materials for many years and land forming will be 
required a full Geotechnical Investigation and Report will need to be undertaken. 
 

7.6 Open Space 
 
In accordance with Tweed Shire Council's normal requirements contributions in lieu of the dedication 
and embellishment of on site structure open space (ie. sports fields) would normally apply. 
 
In relation to casual open space (ie. neighbourhood parks and children's playgrounds) it is intended 
that either the proposed open space areas on the site adjacent to Bilambil Creek will be suitably 
embellished (comprising an area of approximately 1700m2) or alternatively a contribution will be made 
to Council for the upgrading and the further embellishment of Prindable Park which is located within 
approximately 200m of the site between Bilambil Creek and Bilambil Road. Consultations will be held 
with relevant Council officer from the Recreation Services Unit in finalising the Environmental 
Assessment Report to determine the most appropriate option having regard to Council's Open Space 
Strategy. 
 

7.7 Stormwater Management 
 
Management of stormwater runoff prior to it entering Bilambil Creek will be a key issue to be 
addressed and in particular compliance with Council's Urban Stormwater Management Policy and the 
principles of Integrated Water Cycle Management. 
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7.8 Traffic Capacity on Kennedy Drive 
 
The Department is requested to notify Tweed Shire Council that this Major Project application has 
been formally lodged and request Council to allocate the required capacity on Kennedy Drive to the 
project. 
 

7.9 Flora and Fauna 
 
The site contains some remnant stands of native vegetation particularly adjacent to Bilambil Creek 
and therefore a Flora and Fauna Assessment will be undertaken to identify any threatened species, 
endangered ecological communities or other wildlife habitat areas which may have high conservation 
values. 
 

7.10 Overhead Transmission Line 
 
An overhead transmission line exists in the south western corner of the site. The creation of an 
easement and appropriate buffers to the line will be an issue. 
 

8.0 SUMMARY AND CONCLUSION 
 
Based on the analysis undertaken in this assessment, it is considered that the key issues identified in 
Section 7.0 are not such as would give rise to a refusal of the project as they can be satisfactorily 
addressed in the final Environmental Assessment to be undertaken once the Director General's 
Environmental Assessment requirements have been issued. 
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ANNEXURE A Preliminary Application Plans – LVO Architecture, 31 October 2007 (2 Sheets)  

 







 
 
 

 

 

Darryl Anderson Consulting Pty Ltd 
A.C.N. 093 157 165 

Town Planning & Development Consultants 
 

Request for DGEARs    Lots 2 & 3 DP 244652 
Project No: JAC 08/19 – March 2008 Urliup Road, Bilambil 

ANNEXURE B Level and Detail Survey Plan – B & P Surveys, 3 October 2007 (2 Sheets) 

 







 
 
 

 

 

Darryl Anderson Consulting Pty Ltd 
A.C.N. 093 157 165 

Town Planning & Development Consultants 
 

Request for DGEARs    Lots 2 & 3 DP 244652 
Project No: JAC 08/19 – March 2008 Urliup Road, Bilambil 

ANNEXURE C Department of Planning Letter, Dated 17 March 2008 
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ANNEXURE D Tweed Shire Council Development Assessment Panel Minutes, Dated  
25 January 2008 
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ANNEXURE E Major Project Application Form 

 



 
Major Project application  

 
  

Date received: ____/____/____  Project  Application No. _________________ 

 

NSW Department of Planning: Major Project Application Version MPA-14-05-07 1 / 4 
 

1. Before you lodge 
This form is required to apply for the approval of the Minister to carry out a project to which Part 3A of the 
Environmental Planning and Assessment Act 1979 (the Act) applies. 

Before lodging this application, it is recommended that you first consult with the Department of Planning (the 
Department) concerning your project.  

A Planning Focus Meeting (PFM) may need to be held for this project involving the Department, relevant 
agencies, council or other groups identified by the Department. If a PFM is held, the Department will issue 
the Director-General’s requirements for the Environmental Assessment following the meeting. 

All applications must be lodged with the Director-General, by courier or mail. An electronic copy 
should also be emailed to the assessment contact officer assigned to the project.  
NSW Department of Planning 
Ground floor, 23-33 Bridge Street, Sydney NSW 2000 
GPO Box 39 Sydney NSW 2001 
DX 10181 Sydney Stock Exchange 
Phone 1300 305 695 

2. Details of the proponent 
Company/organisation/agency 

Jackson International Pty Ltd  
ABN 

49 000 878 446 
 Mr   Ms   Mrs  Dr  Other       

First name 

      
Family name 

      
Position 

      
STREET ADDRESS 

Unit/street no. 

      
Street name 

      
Suburb or town 

       
State 

      
Postcode 

      
POSTAL ADDRESS (or mark ‘as above’) 

c/- Plateau Nominees Pty Ltd PO Box 1461 
Suburb or town 

Mona Vale  
State 

NSW 
Postcode 

1660 
Daytime telephone 

02 9973 2262 
Fax 

02 9973 2152 
Mobile 

0414 259156 
Email 

johnasherwood@optusnet.com.au 
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3. Identify the land you propose to develop 

STREET ADDRESS (where relevant) 

Unit/street no. 

      
Street or property name  

Hogans Road, Urliup Road, Bilambil Road 
Suburb, town or locality 

Bilambil  
Postcode 

2186 
Local government area(s) 

Tweed 
State electorate(s) 

Tweed 
REAL PROPERTY DESCRIPTION 

Lots 2 and 3 DP 244652 
Note: The real property description is found on a map of the land or on the title documents for the land. If you are unsure of 
the real property description, you should contact the Department of Lands.   
Please ensure that you place a slash (/) to distinguish between the lot, section, DP and strata numbers. If the project 
applies to more than one piece of land, please use a comma to distinguish between each real property description. 

OR detailed description of land attached.  

MAP: A map of the site and locality should also be submitted with this application. 

4. Major Project description and other requirements 
Provide a brief title for your project. 
56 lot subdivision, construction of roads and services and construction of a 
"retail" building for a convenience store and restaurant. 
 
 
PROJECT APPROVAL 
If you are applying for approval of a project, include in the project title, all significant components for which 
approval is being sought. If the application relates to part only of a project, the project title should reflect this. 
Is the application for approval of a project?        Yes  No 
Is the application related to part only of a project?       Yes  No 
 
CONCEPT PLAN APPROVAL 
If you are applying for approval of a concept plan, include in the project title, all components for which 
approval ‘in concept’ is being sought. If the application also relates to approval of a project, a description of 
this should also be included in the project title. 
Is the application for approval of a Concept Plan?       Yes  No 
Is a project application being made concurrently for all or part of the project?  Yes  No 
 
You are also required to provide a Project Description and address any matters required by the 
Director-General in accordance with section 75E or section 75M of the Act. Failure to do so may lead 
to your application being rejected. 
Is a Project Description attached?          Yes  No 
Does the Project Description include any additional matters required by the Director-General under section 
75E or section 75M of the Act?          Yes  No 
 
Note: An electronic copy of the project description is also required as all applications must be provided on the 
Department’s website. You should contact the Department on the correct electronic format. 
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ESTIMATED CAPITAL INVESTMENT VALUE 
Please indicate the estimated capital investment value (CIV) of the project. The CIV includes all costs 
necessary to establish and operate the project, including the design and construction of buildings, structures, 
associated infrastructure and fixed or mobile plant and equipment (but excluding GST and land costs). 
 

 $3.125 million      

EQUIVALENT FULL-TIME JOBS 

Please indicate the number of jobs created by the project. This should be expressed as a proportion of full 
time jobs over a full year.  

Construction jobs (full-time equivalent) 29 
Operational jobs (full-time equivalent) 15 

5. Approvals from State agencies 
Does the project require any of the following: (tick all that are appropriate) 

 an aquaculture permit under section 144 of the Fisheries Management Act 1994 
 an approval under section 15 of the Mine Subsidence Compensation Act 1961 
 a mining lease under the Mining Act 1992 
 a production lease under the Petroleum (Onshore) Act 1991 
 an environment protection licence under Chapter 3 of the Protection of the Environment 

Operations Act 1997 (for any of the purposes referred to in section 43 of that Act) 
 a consent under section 138 of the Roads Act 1993 
 a licence under the Pipelines Act 1967 

 

6. Landowner’s consent or notification 
As the owner(s) of the above property, I/we consent to this application being made on our behalf by the proponent: 

Land 

Lots 2 and 3 DP 244652 
Signature 

      
 
Name 

      
Date 

Land 

      
Signature 

      
 
Name 

      
Date 



NSW Department of Planning: Major Project Application Version MPA-14-05-07 4 / 4 
 

            

 
Note: Under clause 8F of the Environmental Planning and Assessment Regulation 2000 (the Regulation), certain 
applications for approval under Part 3A of the Act do not require the consent of the landowner, however, the proponent is 
required to give notice of the application:  

 in the case of linear infrastructure projects, by notice in a newspaper circulating in the locality prior to the 
commencement of the public consultation period,  

 in the case of mining or petroleum production projects, by notice in a newspaper circulating in the locality 
within 14 days of this application being made,  

 in the case of critical infrastructure projects, to the owner of the land within 14 days of this application being 
made, and 

 in other cases, to the owner of the land at any time before the application is made. 

 
 
 
 
 
 

7. Proponent’s signature 
As the proponent(s) of the project and in signing below, I/we hereby: 

 provide a description of the project and address all matters required by the Director-General 
pursuant to section 75E and/or section 75M of the Act, and 

 apply, subject to satisfying clause 8D of the Environmental Planning and Assessment Regulation, 
for the Director-General’s environmental assessment requirements pursuant to Part 3A of the Act, 
and 

 declare that all information contained within this application is accurate at the time of signing. 
 

In what capacity are you signing if you are not the 
proponent 

      

Signature 

      
 
Name 

      
 
Date 

      

Name, if you are not the proponent 

      

 


	 
	1.0 BRIEF
	2.0 BACKGROUND
	3.0 SITE DETAILS
	4.0 DESCRIPTION OF THE PROPOSED DEVELOPMENT 
	5.0 PLANNING PROVISIONS
	5.1 State Environmental Planning Policy – Major Projects 2005
	5.2 State Environmental Planning Policy No. 71 – Coastal Protection
	5.3 North Coast Regional Environmental Plan, 1988
	5.4 Tweed Local Environmental Plan 2000 
	5.5 Tweed Development Control Plan 2007, Section A2 – Car Parking Code
	5.6 Tweed Development Control Plan 2007, Section A3 – Development of Flood Liable Land 
	5.7 Tweed Development Control Plan 2007, Section A5 – Subdivision Manual
	5.8 Kennedy Drive Traffic Capacity
	5.9 Bushfire
	5.10 Far North Coast Regional Strategy, 2006 – 2031 

	6.0 CONSULTATIONS
	7.0 KEY ISSUES
	7.1 Sewer
	7.2 Buffers to Bilambil Creek
	7.3 Compatibility With the Establish Character and Amenity of Bilambil Village
	7.4 Contamination
	7.5 Geotechnical Stability
	7.6 Open Space
	7.7 Stormwater Management
	7.8 Traffic Capacity on Kennedy Drive
	7.9 Flora and Fauna
	7.10 Overhead Transmission Line

	8.0 SUMMARY AND CONCLUSION
	8.0  

