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ATT: Coastal Reforms Team 
 
Intended Effect for the Coastal Management State Environmental Planning Policy - Submission on behalf 
of South Ballina Group 
 

 
This submission is written by Land & Fire Assessments Pty Ltd on behalf of the South Ballina Group (SBG).  
SBG owns land at South Ballina Beach Road, South Ballina.  The SBG landholdings (i.e. the Site) at South 
Ballina comprise Lots 1, 2, 4 & 5 DP813112, Lots 3-6 DP 1202932, Lot 4 DP263643, Lot 1 DP1125339 and Lot 
20 DP1150395.  The Site covers approximately 194.66 ha in area.  This submission focuses specifically on 
the new Coastal Management State Environmental Planning Policy (SEPP) component of the overall 
Coastal Management Reform proposal. 
 
The Site is zoned RU2 – Rural Landscape and Deferred Matter under Ballina Local Environmental Plan 2012 
(BLEP 2012).  Approximately 97 ha, which is almost half of the Site, falls under the Deferred Matter, as 
shown on Fig. 1.  The land is affected by State Environmental Planning Policy no. 14 - Coastal Wetlands 
(SEPP 14).  The northern portions of the Site are located immediately next to the Richmond River estuary.  
In addition, the strip of land between the SBG northern holdings and the estuary is currently mapped SEPP 
14. 
 
The new Coastal Management State Environmental Planning Policy (SEPP) will replace SEPP 14 (Coastal 
Wetlands), SEPP 26 (Littoral Rainforests) and SEPP 71 (Coastal Protection).  The Coastal Management SEPP 
will see the coastal zone divided into the following four coastal management areas: 

o Coastal wetlands and littoral rainforest area 
o Coastal vulnerability area 
o Coastal environment area 
o Coastal use area 

 
Based on the example map provided in the SEPP Explanation of Intended Effect, it appears the majority of 
the SBG land would be included in the coastal management area defined as Coastal Use Area.  In addition, 
areas of SBG land occupied by SEPP 14 Coastal Wetland would fall into Coastal Wetland Area, and areas 
within the northern lots would likely fall into Coastal Environmental Area and the Coastal Wetland Area 
(due to newly proposed buffer to the SEPP 14). 
 
Although the review and streamlining of a number of coastal policies is welcomed, SBG is concerned that 
the Coastal Management SEPP will end up further constraining currently lawful development on their 
land.  Given a lot more detail is to be developed and released, including amendments to the existing 
boundaries of SEPP 14 Coastal Wetlands, SBG is particularly concerned because the full impact of the 
mapping on the land is unknown and because Council could be further refining the maps by amending 
the SEPP boundaries. 
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Figure 1. SBG holdings (red Boundary) and applicable zoning 
 
 
 

South Ballina Group Holdings 
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The main concern applicable to the SBG holdings relates to the new provisions proposed for the areas 
currently mapped as SEPP 14 Coastal Wetlands.  These areas occur along the southern shore of the 
Richmond River in proximity to the SBG land (northern lots) and land near the existing dwelling.  The new 
provision would see a 100m wide buffer added to the wetlands to allow for ‘natural fluctuations’.  
Seemingly, there is no change proposed to the permissibility of activities in the proposed new buffer; 
however, the proposed new provisions state the following:  

 
Development consent must not be granted to development on land within the 100m perimeter area of coastal 
wetland unless the consent authority is satisfied that the development will not significantly impact on: 

• The biophysical, hydrological or ecological integrity of the adjacent coastal wetland, or 
• The quantity and quality of surface and groundwater flows to the coastal wetland if the development 

is on land within the catchment of the coastal wetland. 
 
Thus, under the proposed provisions, the SBG land would be affected not only by the Coastal Wetland 
SEPP, but also by the newly proposed buffer, which for the majority of the Site would fall on cleared land 
used for grazing (zoned RU2-Rural Landscape).  If any landuse change, including agricultural landuse, is 
proposed in this cleared land, the new buffer area provisions will be triggered.  Thus, new controls would 
apply to currently otherwise lawful development (with or without consent) in the RU2 land. 
 
This will give an additional control measure to the local Ballina Shire Council (BSC) to prevent any 
development of land in the locality.  SBG are particularly wary of BSC mapping and planning provisions, 
since BSC has tried to back-zone half of the Site to environmental conservation, which was formally 
zoned rural land.  A case in point is that approximately 97 ha, which is almost half of the Site, falls under 
the Deferred Matter, as shown on Fig. 1.  This ‘planning’ exercise has caused the value of the land to be 
devalued by 50% expressly because of the potential earmarking of large swathes of the SBG land as E2. 
 
Therefore, the proposed additional planning controls associated with an arbitrary buffer, which would 
fall predominantly on cleared land, is of extreme concern to SBG.  This concern is further compounded 
because the coastal management reform notes that the following would apply: 
 

If a parcel of land is within more than one coastal management area, the objectives and development 
controls of each management area will apply. That is, the proposed development will need to take into 
account both sets of objectives and development controls. A set of management objectives and relevant 
development controls are not ‘switched off’ by reason of the land being located within two or more coastal 
management areas. 
 
Should there be any inconsistency between the objectives or development controls for overlapping coastal 
management areas, the following priority will apply (highest priority first): 

• Coastal Wetlands and Littoral Rainforest Area 
• Coastal Vulnerability Area 
• Coastal Environment Area 
• Coastal Use Area 

 
Given the above, SBG does not support the inclusion of a new 100m perimeter area around the mapped 
wetlands, including the application of additional development controls. 
 
It is noted that a lot more detail is to be developed and released, including amendments to the existing 
boundaries of SEPP 14 Coastal Wetlands, the Coastal Vulnerability Areas, the Coastal Environment Area and 
the Coastal Use Area.  Because of the unavailability of these maps, it is difficult to fully ascertain the 
impact of the proposed reform provisions on the Site and the locality.  However, the Site is likely to be 
affected by most of these coastal management areas, regardless of the fact that the majority of the land 
is cleared.  Since new controls are proposed for all of these, yet to be mapped layers, future lawful 
development of the Site will become severely constrained by numerous layers of planning controls. 
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As noted previously SBG are particularly wary of BSC mapping and planning provisions.  Therefore, SBG 
believes that Council input should be very limited (if any) in determining coastal management area 
boundaries. 
 
In conclusion, SBG welcomes the review of a number of coastal policies but only if it leads to streamlining 
of controls.  SBG is concerned that the Coastal Management SEPP will instead end up in further 
constraining currently lawful development on their land.   
 
A lot more detail is to be developed and released, including amendments to the existing boundaries of SEPP 
14 Coastal Wetlands, the Coastal Vulnerability Areas, the Coastal Environment Area and the Coastal Use 
Area.  Therefore, SBG is particularly concerned because the full impact of the mapping on the land is 
unknown and because Council could be further refining the maps by amending the SEPP boundaries. 
 
Furthermore, SBG does not support the inclusion of a new 100m perimeter area around the mapped 
wetlands, including the application of additional development controls. 
 
Regards, 
 
 
 
………………………………………. 
Paola Rickard 
Senior Environmental Planner/ Project Manager 
LFA Managing Partner 
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