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4. Committee Reports 

4.7 Russellton Industrial Estate - Update Report 

 
Delivery Program Commercial Services 

Objective To provide Council with an update on the Russellton 
Industrial Estate 

      
 

Background 

Council owns a portion of land zoned for industrial use on the southern fringe 
of the Russellton Industrial Estate, at Wollongbar. This portion of land 
comprises an area of 8.916 hectares and is described as Lot 2 DP 1169153. 
This is the residue of land left after previous stages of the Russellton Estate 
were developed by Council. 
 
On 28 April 2005 consent was granted to DA 2005/179 to undertake a 
subdivision of the land to create 36 industrial lots. 
 
On 19 May 2008 a fresh development application was lodged for the land (DA 
2008/803) with revised lot and road layouts. A report was presented to the 
Council meeting of 25 September 2008, to consider DA 2008/803. It was 
noted on Page 2 that: 
 
“A land use conflict already exists between an adjoining macadamia farm and 
the industrial estate and the expansion of the estate will increase the noise 
issue.”    
 
The report recommended on Page 3 that: 
 
“… noise attenuation barriers are to be installed along the eastern and 
western barriers of the subject land….”  
 
The report also noted on Page 3 that: 
 
“The rezoning of a portion of the adjoining land east of the industrial estate 
(encompassing an existing dwelling house) from Zone No. 7(i) – 
Environmental protection (urban Buffer) to Zone No. 4 – Industrial should be 
considered as part of this DA.” 

 
DA 2008/803 was approved on 25 September, 2008 and the Notice of 
Determination was issued on 9 January 2008. Condition 2.6 required the 
construction of acoustic barriers along the eastern and western boundaries 
with the design for same to be submitted with the construction certificate for 
the project. 
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On 25 November 2011, a Section 96 amendment was lodged to modify DA 
2008/803 in regards to lot and road layout. This application was approved on 
27 November 2012. Condition 7.4 of the amended consent requires 
restrictions of use to be placed on Lots 14 and 15 in regards to noise 
attenuation. Condition 7.5 requires the construction of an acoustic barrier 
along the eastern boundaries of Lots 14 and 15, and Condition 7.6 requires a 
restriction of use be placed on the titles of Lots 14 and 15 requiring the owners 
to be responsible for the ongoing maintenance of the acoustic barrier. 
 
In early 2014 consultants were briefed to prepare and lodge a construction 
certificate for DA 2008/813 (as amended). On 3 November, 2014 a 
construction certificate application was lodged with Council. 
 
This report has been prepared to provide Councilors with an update on the 
project, including its financial viability in the current market and development 
cost estimates. 

Key Issues 

• Development consent conditions 
• Demand for industrial lots in the current market 
• Development costs 
• Financial viability of Project 

 

Information 

The design approval process for this project has been through a few 
iterations. This is due to site constraints such as the undulating topography 
creating issues for lot and road layouts and conflict with adjoining land-uses. 
These constraints add to the cost of developing the project and its financial 
viability. 
 
Consulting planners and engineers GeoLink were engaged to prepare and 
lodge development applications and a construction certificate and have 
recently prepared development cost estimates for the project. 
 
Property valuers and consultants HTW have prepared a feasibility assessment 
for the project and in doing so have assessed on-completion values for the 
proposed 28 lots. A copy of the approved layout plan for subdivision is 
attached hereto.  
 
The feasibility of the project is summarized as follows based upon GeoLink’s 
costs estimates and HTW’s Feasibility Assessment (see copy attached): 
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Gross Realisation: On-completion values of 28 lots @ $181,428/lot 5,080,000 
Less Selling costs & legals 223,520 

  
Net Realisation 4,856,480 
  
Less : Estimated Development Costs  
 Development costs @ $74,465/lot 2,085,013  
 Contingency @ 10.00%  208,501  

  2,293,514  
 Professional fees 140,000  

 Total @ $86,911/lot 2,433,514  
 Acoustic barrier (lots 14 & 15) 690,000  

 Total @ $111,554/lot 3,123,514  
 Council contributions @ $31,436 880,218  
 Holding costs, advertising etc. 135,639  

Total Estimated costs @ $147,834/lot 4,139,371 

    
Estimated net profit before interest & holding costs 717,109 
  
Less: Interest on debt 795,694 

  
Estimated net profit / (loss) ($78,585) 

  
It is apparent from HTW’s Feasibility Assessment that the project is unviable 
in the current market and requires review and refinement to reduce costs. 
 
Furthermore there is a great deal of uncertainty as to the sale rate or take up 
rate of lots. Whilst interest has been expressed from two adjoining owners for 
about six lots, HTW advise the current market for industrial lots in general is 
very thin and that the take up rate could be as low as about three lots per 
annum. This being the case, the project may have a life of at least ten years 
resulting in Council’s capital being tied up for a number or years. 
 
A major cost item that requires review is the development consent condition 
for an acoustic barrier to be constructed along the eastern boundary of Lots 
14 and 15 to reduce the noise affecting a house on the adjoining property 
owned by Stoville Pty Ltd. GeoLink have prepared a report on the proposed 
acoustic barrier assessing the cost, effectiveness and long term maintenance 
issues. 
 
The proposed acoustic barrier would be 92 metres long and approximately 10 
metres high. The estimated cost of building such a structure is $690,000. 
GeoLink question the effectiveness of such a structure inhibiting noise 
generated from Lots 14 and 15 or any other of the proposed lots due to the 
undulating topography of the land to be developed.  
 
Furthermore the proposed acoustic barrier will do nothing to prevent or 
minimize noise from the existing industrial estate affecting the house on the 
Stoville Property. Discussions with Mr Tim Reilly, an owner of the Stoville 
Property, indicate he and his co-owners are prepared to take legal action if the 
acoustic barrier fails to perform in preventing noise transmission to the house 
on their property. 
 
The onerous nature of the development consent condition requiring the 
acoustic barrier is compounded by the fact that a further consent condition 
requires a notation on the titles of Lots 14 and 15 making the owners of the 
lots responsible for the maintenance of the acoustic barrier. Such a condition 
makes these two lots unsaleable.   
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Construction of the acoustic barrier and the threat of legal action could be 
negated if the house on the Stoville Property were to be relocated 
approximately 600 metres to the south (remaining on the same property).  
 
Mr Reilly is in general agreement to this solution and has provided a cost 
estimate of $414,000 that includes relocating and re-establishing the house 
and compensation for loss of macadamia nut trees. This cost estimate may 
vary once development consent and construction certificate conditions are 
known and formal quotes are obtained for all items. 
 
Another issue for Council to consider is that for a number of years now 
Duraplas Tanks (Mr John Fleming), a major business on the Russellton 
Industrial Estate, has rented a portion of the Stoville Property including the 
house. It is understood Council’s Development and Environmental Health 
Department have advised Mr Fleming and Mr Reilly that this arrangement 
must cease or else legal action will be taken by Council. 
 
Mr Fleming wishes to overcome this situation by purchasing proposed Lots 
14, 15 and 16 from Council and has been in negotiations to do so; however it 
is unlikely he will do so if he is to be responsible for maintenance of the 
acoustic barrier. 
 
This leaves something of a stalemate between the parties. If Council does not 
proceed with development of the proposed extension of the industrial estate, 
Mr Fleming cannot buy Lots 14, 15 and 16 and relocate that portion of his 
business off Stoville’s property, and will have to either close down part of his 
business or relocate the entire business elsewhere. 
 
As suggested earlier the most practical and expedient solution to the 
problems outlined above is to investigate relocating the house on Stoville’s 
property. If viable, it will be a cheaper solution to solving a major issue and 
negate Council possibly having to defend legal action. 
 
If Council does not wish to proceed with development of the entire proposed 
28 lot industrial estate, investigations need to be undertaken to determine if 
Council could undertake boundary adjustments with Mr Fleming and Mr Flynn 
and sell them the land they require to expand their respective businesses. 
 
Council may also wish to reconsider rezoning to industrial the portion of 
Stoville’s property that is leased by Duraplas (Mr Fleming), although any 
rezoning in this location would be inconsistent with Council’s long term 
strategic planning. 
 

Legal / Resource / Financial Implications 

Legal issues relating to possible legal action by Stoville Pty Ltd in regards to 
the effectiveness of the proposed acoustic barrier stopping noise affectation to 
their property. 
 
At present there is $30,000 set aside in Council’s capital expenditure budget 
for 2014/15 for the Russellton Estate. Actual expenditure to date for this 
budget is actually $58,000, which includes a payment to Council of $46,901 
for lodgment of a construction certificate for the project (i.e. Council fees and 
charges). This $46,901 once again highlights the costs facing developers in 
undertaking developments. 
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Council’s Property Development Reserve is estimated to have a balance of 
$2.2m at 30 June 2015, therefore adequate funds are available to finance this 
shortfall between the existing budget and actual expenditure (approximately 
$30,000). 
 
Council’s long term financial plan has $1.8m included in 2015/16 for the 
development of this Estate, however this allocation is subject to a range of 
land sales in 2014/15. 
 

Consultation 

Consultations have been undertaken with Mr John Fleming of Duraplas Tanks 
and Mr Tim Reilly of Stoville Pty Ltd. 
 

Options 

In looking at the options available the preferred steps are considered to be: 
 
1. Revise the proposed 28 lot industrial estate to formulate a staging plan 

to assist in managing the cost of development 
2. Undertake investigations into the viability and cost of relocating the 

house on the Stoville Property 
3. Undertake investigations into the possibility of completing boundary 

adjustments with Mr Fleming and Mr Flynn. 
 

It is estimated that funds in the order of $25,000 may be required to undertake 
the investigations for these three items. These funds could be drawn from the 
Property Development Reserve. Upon completion of the relevant 
investigations referred to above, a further report would then be presented to 
Council. 
 
If Council does not wish to expend all or some of these monies then actions 1, 
2 and 3 could be amended to reflect the preferred approach. 
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RECOMMENDATIONS 

1. That Council notes the contents of this update report for the Russellton 
Industrial Estate. 
 

2. That Council supports the following actions to progress the development 
of this Estate: 

 
a) A revised staging plan to increase the viability of any development 

 
b) Investigations into the possibility of relocating the house on the 

Stoville property 
 

c) Investigations into the possibility of completing boundary adjustments 
with Mr Fleming and Mr Flynn. 
 

d) That funds of $25,000 be allocated from the Property Development 
Reserve to cover the investigations referred to in a), b) and c).  
 

3. That Council approves a further allocation of $30,000 from the Property 
Development Reserve to offset the expenditure already incurred this 
financial year on the Russellton Industrial Estate, primarily relating to the 
payment of Council fees. 
 

 

Attachment(s) 

1. Lot Layout Plan 
2. GeoLink Report - Acoustic Barrier 
3. HTW’s Feasibility Assessment   
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