
 

 

 
 
 

Notice of Commercial Services Committee Meeting 
 

 
A Commercial Services Committee Meeting will be held in the Ballina Shire Council Chambers, 
40 Cherry Street, Ballina on Tuesday 18 August 2020 commencing at 4.00 pm. 

 
 
Business 
 
1. Apologies 
2. Declarations of Interest 
3. Deputations  
4. Committee Reports 
 
 

 
Paul Hickey 
General Manager 
 

  



 

 

 
Deputations to Council – Guidelines 

 
• Deputations by members of the public may be made at Council meetings on matters included in the 

business paper.   
 

• Deputations are limited to one speaker in the affirmative and one speaker in opposition.   
 

• Deputations, per person, will be limited to a maximum of two items on the agenda.  
 

• Requests to speak must be lodged in writing or by phone with the General Manager by noon on the day 
preceding the meeting.   

 
• Deputations are given five minutes to address Council.  

 
• Deputations on the same matter will be listed together with the opposition first and the speaker in 

affirmative second.  
 

• Members of the public are advised that any documents tabled or given to Councillors during the meeting 
become Council documents and access may be given to members of the public in accordance with the 
requirements of the Government Information (Public Access) Act 2009. 

 
• The use of powerpoint presentations and overhead projectors is permitted as part of the deputation, 

provided that the speaker has made prior arrangements with the General Manager’s Office at the time of 
booking their deputation.  The setup time for equipment is to be included in the total time of five minutes 
allocated for the deputation.  

 
• To avoid conflicts of interest, real or perceived, deputations will not be accepted from: 

 
• Tenderers during a public tender or request for quotation 
• Persons or representatives from organisations seeking financial support from Council that involves an 

expression of interest 
• Consultants who are engaged by Council on the matter the subject of the deputation. 

 
 
Recording and Livestreaming of Council Meetings 

• The meeting (with the exception of the confidential session) is being livestreamed and recorded for on-
demand viewing via Council’s website (ballina.nsw.gov.au/agendas-and-minutes) and a person’s 
image and/or voice may be broadcast. 
 

• Attendance at the meeting is taken as consent by a person to their image and/or voice being webcast. 
 

• All speakers should refrain from making any defamatory comments or releasing any personal information 
about another individual without their consent. 
 

• Council accepts no liability for any damage that may result from defamatory comments made by persons 
attending meetings.  All liability will rest with the individual who made the comments. 
 

• This meeting must not be recorded by others without the prior written consent of the Council in accordance 
with Council’s Code of Meeting Practice.   
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4. Committee Reports 

4.1 Regional Airport Screening Infrastructure Program 
 

Delivery Program Commercial Services 

Objective To obtain Council approval to seek funding 
from the Regional Airports Screening 
Infrastructure Program. 

      
 

Background 

The Regional Airports Screening Infrastructure (RASI) Program is a $66m 
funding stream for upfront capital and operating costs associated with 
accommodating enhanced regional airport security equipment.  
 
This follows the successful $400,000 grant secured by Council in 2019 for new 
airport security screening equipment at the Ballina Byron Gateway Airport 
(BBGA). The installation of this new equipment is mandatory. 
 
This report is seeking Council approval for $2.5m in funding for modifications to 
the security screening area of the terminal building, at the BBGA, to 
accommodate the new equipment. 
 
Key Issues 

• Funding 
• Modifications to new terminal building 
• BBGA financial viability 
 
Information 

New security screening requirements for regional airports have been put in 
place by the Federal Government. These requirements have been released in 
conjunction with grant funding to assist regional airports. There are two grant 
funding programs relevant to this: 
 
1. Regional Airport Security Screening (RASS) Fund - $50.1m allocated by the 

Federal Government for the purchase of essential screening equipment. 
Council secured $405,000 in funding through this program. 
 

2. RASI Program - $66.1m allocated by the Federal Government to reduce the 
upfront capital installation and initial operating costs for regional airports in 
implementing the enhanced security screening equipment. 

 
Attachment 1 is a Frequently Asked Questions information sheet provided by 
the Federal Government in respect to the RASI Program. 
 
These new measures require Council to increase the passenger screening 
point to include a body scan process.  
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The purchase of the new equipment has been funded through the RASS Fund 
with capital expenditure of $405,000 included in the BBGA Long Term Financial 
Plan for implementation during 2020/21. 
 
However, to accommodate the new body scan process, modifications are now 
required to the terminal, including the relocation of the security screening office, 
search room and cleaning room.  
 
A concept plan is included as Attachment 2. 
 
The estimate for these works is in the order of $2.5m including construction 
costs, professional fees, approvals and contingencies. This is a conservative 
estimate, with a large contingency, and is subject to further investigation and 
detailed design.  
 
The timing of the release of the new security measures was in 2019, when the 
terminal upgrade was well advanced therefore the terminal now needs to be 
modified. 
 
Legal / Resource / Financial Implications 

In respect to the RASI program, Attachment 1 states that:  
 
“For estimated capital costs below $1 million, the grant opportunity may fund up 
to 100 per cent of eligible costs. For costs above, the grant opportunity may 
provide a contribution towards eligible costs of less than 100 per cent”. 
 
It also states that $46m of funding is notionally allocated to capital works. 
 
Funding is also available for operating costs, for a period of time, so long as 
those costs are not passed on to airport users. 
 
There will be a number of regional airports applying to this program and it is 
uncertain what level of funding Council can secure. The intention is to apply for 
a high level of funding for the capital cost; say $2.2m to $2.4m and any shortfall 
will need to be funded by reserves or loans. 
 
In respect to operating costs, as Council has security screening already in 
place, and with those costs largely passed on to the airlines, the intention is to 
focus on the capital cost of the equipment in the grant application. 
 
Even though a capital grant application of $2.2m to $2.4m is mentioned there 
is a high probability that Council will obtain approval for a lower amount, noting 
that a large number of regional airports will be applying for funding. 
 
Based on this the Long Term Financial Plan for the BBGA has been reviewed, 
assuming loan funding of $1.5m and grant funding of $1m. 
 
Attachment 3 is the revised Operating Result for the BBGA, inclusive of actual 
figures for 2019/20. 
 
Attachment 4 is a summary of the capital works, capital funding, reserve 
balances and loan repayments and loan debt. 
 
Attachment 5 is a chart of the debt ratio for the BBGA. 
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Key points from these attachments are: 
 
• Operating Result (Attachment 3) – the final operating result for 2019/20, 

excluding depreciation, was a surplus of $1.478m. This was approximately 
$210,000 better than the COVID-19 revised forecast of $1.269m. A 
significant operating deficit is still forecast for 2020/21, with that forecast not 
having been reviewed for this report. 
 

• Capital Expenditure (Attachment 4) – The Passenger Screening project has 
been increased by $2.5m from $405,000 to $2,905,000. The funding for this 
is $405,000 from the RASS Program, $1m from the RASI Program and 
$1.5m in loan funding. 
 

• Reserve Balance (Attachment 5) – The reserve is forecast to be significantly 
overdrawn for 2021/22 and 2022/23 as the loan funding for the runway 
widening results in increased loan repayments, particularly for 2022/23. 

 
• Loan Debt (Attachments 5 and 6) – Total loan debt is forecast to reach 

$25.3m in 2022/23. This is an extremely large debt and represents nearly 
30% of the total asset value for the BBGA. The debt ratio (interest and 
principal repayments as a percentage of operating revenue) peaks in 
2020/21 due to the reduced revenue forecasts for that year, and then 
steadily declines to more reasonable levels. 

 
In summary the BBGA continues to operate at a significant financial risk to 
Council, due to the potential for negative revenue variations, albeit that flights 
for 2020/21 are trending higher than forecast when the initial budget was 
prepared. 
 
A more comprehensive review of the 2020/21 forecasts will be submitted to 
Council at the November 2020 Ordinary meeting, as part of the September 
2020 Quarterly Financial Review. 
 
Consultation 
 
There has been on-going discussions with the Civil Aviation Authorities in 
respect to security screening. 
 
Options 

Council has no real options in respect to this upgrade as it is mandatory for 
passenger screening. The recommendation seeks Council approval for the 
grant application along with noting the latest review of the Long Term Financial 
Plan for the BBGA. 
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RECOMMENDATION 

1. That Council endorses an application to the Regional Airport Screening 
Infrastructure Program for the maximum amount likely to be approved, as 
determined by the General Manager, based on an estimated project value 
of $2.5m for modifications to the terminal building to accommodate the new 
passenger security screening process at the Ballina Byron Gateway Airport. 

 
2. That Council notes the contents of the latest review of the Long Term 

Financial Plan for the Ballina Byron Gateway Airport, which includes a loan 
of $1.5m for this project, as a worst case scenario, if a high level of grant 
funding, as outlined in point one is not secured. 

Attachment(s) 

1. Regional Airports Screening Infrastructure Program - Frequently Asked 
Questions 

2. BBGA - Terminal Security Screening Modifications Concept Plans 
3. BBGA - Long Term Financial Plan - Operating Results 
4. BBGA - Long Term Financial Plan - Capital Movements 
5. BBGA - Long Term Financial Plan - Debt Ratio  
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4.2 Henderson Land, Lennox Head - Update 
 

Delivery Program Commercial Services 

Objective To provide an update on this landholding and 
to seek approval to finance Council's 
obligations with respect to the adjoining 
landowner. 

      
 

Background 

Council owns land at Lennox Head that is typically referred to as the 
“Henderson Farm”, described as Lot 2 DP 1070446. Attachment 1 contains a 
location plan.  
 
A report to 26 July 2019 Ordinary meeting obtained Council’s approval to enter 
into a Deed of Agreement (DOA) with Lennox Rise Pty Ltd, the adjoining land 
owner. 
 
At that time, Lennox Rise Pty Ltd was acquiring the property held by Lennox 
Developments Pty Ltd and was seeking to amend a long standing DOA Lennox 
Developments held with Council.  
 
Based upon advice from Council’s solicitor, it was recommended a new DOA 
be entered into between Council and Lennox Rise Pty Ltd that removed all 
reference to Lennox Developments Pty Ltd and included the following points: 
 
• Landowner’s consent to the lodgment of an application to amend DA 

2014/31  
• Variation to size and location of the Council land to be dedicated as a part 

of an access road for Lennox Rise 
• Boundary adjustments to deal with irregular shaped lots 
• Council access to roads on common boundary.  
 
DA 2014/31 is a staged residential subdivision for the land adjoining Council’s 
landholding. 
 
The purpose of this report is to advise on upcoming works associated with the 
DOA that require Council funding.  
 
Key Issues 

• Joint funding of access roads and stormwater drainage 
 

Information 

In 2019 Lennox Rise Pty Ltd lodged an amendment to DA 2014/31, which is 
scheduled to be reported to the September 2020 Ordinary meeting for 
determination.  
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Subject to the outcome of that meeting, Lennox Rise Pty Ltd will prepare and 
lodge a construction certificate with a view to commencing development works 
in late 2020 or early 2021.  
 
Attachment 2 contains the revised layout plan for the Lennox Rise development.  
 
Under the provisions of the DOA, the following works are to be funded by 
Lennox Rise (77%) and Council (23%): 
 
• Construction of access roads and 
• Construction of stormwater drainage. 

 
This apportionment recognizes that Council’s property holding benefits from the 
access road and the stormwater drainage. 
 
Consultants Newton Denny Chapelle (NDC) has prepared a concept plan (as 
per Attachment 2) and indicative cost estimate for the proposed access road. 
The proposed road is noted as “Road 5” and outlined in red on the plan in 
Attachment 3.  
 
Subject to obtaining detailed design for the proposed works, NDC estimate the 
cost of the road to be in the order of $710,000 + GST, plus the following costs 
where applicable: 
 
• Reticulated sewer and water infrastructure 
• Electrical infrastructure (estimated trenching included) 
• Communications infrastructure (estimated trenching included) 
• Landscaping and bush regeneration  
• Fencing  
• Retaining walls (none shown) 
• Council and consultants’ fees. 
  
Council’s 23% share of the $710,000 + GST estimate would be $163,000 + 
GST.  
 
It is recommended that Council set aside $200,000 for these works. The 
additional $27,000 is allocated to fund the exclusions and a small section of 
road at the entry to Council’s land and Lennox Rise’s land. Detailed costings 
will be available when formal quotes are obtained. 
 
To date, detailed design for the proposed stormwater drainage running along 
the western boundary of Council’s property and cost estimates have not been 
completed.  
 
Lennox Rise Pty Ltd will be organizing the design and quotation for these works, 
to which Council will contribute 23%.  The budget of $200,000 does not include 
these works.  
 
Subject to gaining the necessary approvals, Lennox Rise Pty Ltd advise they 
are seeking to undertake road and stormwater works, sometime in 2021. 
 
In regards to Council’s land holding the site comprises an area of 14.52 
hectares of which approximately 5 hectares is zoned “R3 Medium Density”.  
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Subject to gaining concept layout plans etc., it is estimated that the R3 zoned 
component of the site may yield approximately 60 serviced residential lots. 
 
Development concept plans have not been prepared, as it has not been a 
priority to develop the site due to other projects, such as the Wollongbar Urban 
Expansion Area (WUEA) and the Southern Cross Industrial Estate.  
 
It is estimated that it will cost approximately $150,000 to prepare a development 
application and construction certificate for subdivision of the Henderson Farm.  
 
The estimated cost to develop 60 serviced residential lots is in the order of $9 
million.  
 
These funds are not available in the Property Development Reserve and would 
require 100% debt financing.  
 
With the level of debt funding Council is proposing to undertake on other 
projects (WUEA, Southern Cross, Airport), it is preferred to keep this project on 
hold until funds generated from other projects become available.   
 
Subject to the local residential market not being greatly affected by the 
economic fallout from the COVID-19 pandemic, demand for serviced residential 
lots will continue to strengthen into the future.  
 
As supply is taken up at EPIQ and Lennox Rise, prices should strengthen to the 
advantage of the Henderson Farm.   
 
Legal / Resource / Financial Implications 

Legal 
 
A DOA has been signed between Council and Lennox Rise Pty Ltd that sets 
out each party’s obligations in regards to jointly funding roads and stormwater 
drainage. 
 
Financial 
 
Funds have not been allocated in the Long Term Financial Plan to cover the 
road and stormwater works discussed in this report, as it was unclear when 
Lennox Rise would proceed. It now looks likely the funding will be needed 
during the current financial year. 
 
This funding will need to be sourced from the Property Development Reserve.  
This reserve is forecast to have a minimum balance of $416,400 as at 30 June 
2022, with Council’s major property development activities, being the 
Wollongbar Urban Expansion Area, Boeing Avenue (Southern Cross Industrial 
Estate) and the Innovation Precinct, funded through significant loan borrowings 
and grant funds. 
 
The $200,000 withdrawal will leave minimal funds in the reserve and the 
balance will be needed to help finance Council’s contribution to the shared 
stormwater drainage works. 
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Consultation 

There has been on-going consultation with the neighbouring landowners, being 
Lennox Rise Pty. Ltd. 
 
Options 

Council has a legal obligation to contribute to the shared infrastructure works, 
which means the only realistic option is to approve a funding allocation. The 
recommendation supports this approach. 
 

 
RECOMMENDATION 

That Council approves an allocation of $200,000 from the Property 
Development Reserve for inclusion in the 2020/21 Long Term Financial Plan, 
to finance Council’s contribution to the shared access road infrastructure works 
for the Council owned land, described as Lot 2 DP 1070446. 

 
Attachment(s) 

1. Location Plan 
2. Staging Plan 
3. Proposed Access Road  
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4.3 Southern Cross Expansion Precinct - Innovation Precinct 
 

Delivery Program Commercial Services 

Objective To provide an update on the Southern Cross 
Expansion Precinct rezoning and to hold 
preliminary discussions in respect to the 
future of the developed lots. 

      
 

Background 

Stage 1 of the Southern Cross Expansion Precinct (SCEP) comprises an area 
of about five hectares and is generally known as the “Innovation Precinct”. It is 
proposed to subdivide this site into five large lots ranging in size from about 
5,900m2 to 10,000m2.  
 
Attachment 1 is a concept layout plan with the subject site outlined in red and 
identified as “Expansion Stage 1”. 
 
This report is generally for discussion purposes as the land is not zoned for 
industrial development, nor does it have development consent for subdivision. 
 
Key Issues 

• Progress of rezoning proposal for the SCEP and Innovation Precinct 
• Possible land uses for the Innovation Precinct 
• Land tenure – leasing versus selling 
• A vision of the balance of the SCEP 
• Feasibility proposal 

 
Information 

Rezoning Proposal 
 
The SCEP is currently zoned Rural RU2. The process to rezone it to industrial 
commenced in 2013, however this site presents complexities relating to the 
following issues: 
 
• Ecological attributes 
• Acid sulfate soils  
• Geotechnical conditions 
• Stormwater management and flooding (including specific impacts of filling 

adjoining land to Lot 4 DP 872303)  
• Entomological hazards (mosquitoes)  
• Bushfire hazard  
• Archaeological / cultural heritage  
• Aerodrome impacts (airport noise and obstacle limitation surfaces) and  
• Site contamination investigations. 

 
Over the past few years there has been increasing interest from parties seeking 
to secure lots on the Innovation Precinct fronting Airport Boulevard.  
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In 2018, the NSW Government granted Council $3,950,000 towards the 
development of the five lots forming the Innovation Precinct, which was to be 
completed by 31 March 2020.  
 
An extension of time to have the works completed by 31 March 2021 was 
agreed to in February 2020 by Restart NSW. 
 
Given the complexity of issues facing rezoning of the SCEP, in particular 
ecological and flooding, on 28 May 2020 Council endorsed a proposal 
recommending that the first stage of the Innovation Precinct be excised from 
the SCEP rezoning, and that Stage 1 proceed ahead of the balance of the SCEP 
rezoning (Stage 2). 
 
This proposal, including a request to extend the rezoning deadline by a further 
six months, was subsequently put to NSW Department of Planning, Industry 
and Environment.  
 
On 31 July, 2020 the Department approved this proposal but only granted a 
three month extension of time. The deadline for completion of rezoning for the 
Innovation Precinct has been revised to 31 January 2021.  
 
Attachment 2 contains the proposal to the Department and Attachments 3 and 
4 include the response. 
 
Perhaps the most critical issue facing the rezoning proposal is mitigation 
measures to deal with flooding issues created by filling the Innovation Precinct.   
 
Hydraulic Consultants BMT provided a report on 16 December 2019 on the 
flooding impacts of filling the Innovation Precinct.  
 
An extract from that report is as follows: 
 
“Mitigation works should be considered on a regional basis for the Southern 
Cross Master Plan in order to best understand how to effectively mitigation flood 
impacts and the opportunity for optimum design is reduced with each 
successive section of the overall site that is filled. Therefore, a larger scale 
investigation is recommended for the Southern Cross Master Plan.” 

 
In essence, BMT suggested that the mitigation measures for Stage 1 of the 
Innovation Precinct, should not be treated in isolation but include all of the SCEP 
(inclusive of Stage 2).  
 
This scenario has been further complicated by the proposal to upgrade and 
widen the airport runway. 
 
The proposed works at the airport include placing a strengthening overlay on 
the runway, which may increase the height by about 200 to 250 millimetres, at 
the centerline, which in turn would create flooding displacement and flow issues. 
 
Given these complexities and the revised deadline on the rezoning proposal, 
BMT have now been requested to formulate mitigation measures for Stage 1 of 
the Innovation Precinct in isolation.   
 
Further information regarding the flood impact assessments and implications 
are likely to be the subject of further reporting to Council in due course. 
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The timeline suggesting a completion of the Stage 1 rezoning process by March 
2021 is also under review to determine whether the process can be expedited.   
 
Options to advance the development that are not reliant on the LEP amendment 
are also being considered.   
 
These options include examining the potential for the land to be filled ahead of 
the completion of the rezoning and the sequencing of key steps in the 
development process, such as the point at which a development application for 
subdivision of the land can be made.  
 
In an effort to expedite this project, Development Application 2020/76 was 
lodged on 14 February 2020, to fill the Innovation Precinct. If approved, this 
would give material time to consolidate and demonstrate to the State 
Government that substantial progress had been made with the project.   
 
Council’s planning staff have suggested that consent could be granted for 
stockpiling material on the site, however this is unsatisfactory as it leads to 
double handling of material and increased costs.   
 
To guide the development of the SCEP, a master plan process involving 
industry stakeholder engagement and landscape design input is proposed.   
 
A project plan outlining the background to the project and the process proposed 
for the master plan preparation is provided as Attachment 5 to this report - 
“Ballina Innovation Hub – Master Plan Concept Brief”. 
 
It is intended that the Innovation Hub Master Plan process be applied to the 
entirety of the SCEP area (Stages 1 and Stage 2) once environmental 
assessments have been completed and the total footprint available for the 
development is confirmed.   
 
It is anticipated that this process will best guide the extent of the “Innovation 
Hub” and the range of associated land uses therein, on the basis of stakeholder 
engagement and land tenure negotiations (to occur concurrently). 
 
This process then provides a clear mechanism for interested parties to engage 
with Council and put concepts and ideas forward through an open and 
transparent planning process. 
 
Market Interest, Expression of Interest and Feasibility Study 
 
Interest to date has been very strong from parties seeking to develop lots on the 
Innovation Precinct, including: 
 
• INXS Museum on Lot 1 
• Byron Studios - Movie studio and sound stage complex on Lot 3 
• Food hub or farmers and produce market 
• Bio medical type uses 
• Hotel / motel. 

 
These ideas reflect the potential of the Innovation Precinct for a theme of 
development not previously seen in Ballina.  
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With such interest and in the context of probity, Council must consider what 
process it intends to undertake to sell or lease lots on the Innovation Precinct. 
 
The most practical and transparent option would be an expression of interest 
(“EOI”) process calling for parties to lodge submissions detailing their proposed 
use.  
 
To help guide this process, Council must give consideration to the criteria it 
intends to set in assessing submissions.   
 
Such criteria may include, but not be limited to: 
 
• Detailed description of proposal including concept plans 
• Evidence of financial capacity to fund lease or acquisition of a site 
• Evidence of financial capacity to fund construction of proposed 

development 
• Economic benefits to be generated for the shire from such development 

including directly employed jobs, creation of ancillary industries and or 
businesses, long term sustainability of proposal 

• Use of sustainable or environmental practices in regards to building 
materials, solar power, water reuse and other features to minimise short 
and long term impact upon the environment. 

• Social and other benefits generated for the local community such education 
and training. 
 

Consideration also needs to be given to land tenure. Are lots on the Innovation 
Precinct to be offered for sale and or lease? 
 
Leasing would give Council more long term control over a site than would sale 
and it also provides a recurrent income stream. 
 
A land lease could set out performance criteria that must be met and reviewed 
by Council on a regular basis.  
 
Such criteria may include a “use it or lose it” clause where a lessee must make 
substantial progress in construction within in a set time; if not Council could 
rescind the lease without any compensation payable.   
 
As lessor, Council would always have direct authority over a lessee, as any 
assignment of a lease would require Council’s consent. 
 
Given the substantial investment a proponent would be making in constructing 
buildings, proponents and their financiers would require long term leases of at 
least 20 to 50 years, or more, in which to repay loans and obtain a return on the 
investment.   
 
This is not unusual with leasehold tenure where financiers require long term 
leases as security for loans. 
 
Consideration would also need to be given to rental structures, where 
proponents may seek concessional rentals in the formative years of a lease to 
assist with cash flows in establishing a new business.   
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Such concessions would have to be balanced against Council’s debt obligations 
it may have from borrowing funds to undertake development of the Innovation 
Precinct. 
 
Alternatively, Council could consider a sale of the lots, which would repay debt 
Council may have incurred in developing the lots, and any surplus left over 
would be the development profit.  
 
Council could place a “use it or lose it” condition on sale of the lots as was done 
with the sale of land to Harvey Norman, whereby the purchaser must make 
substantial construction progress within a specified time or else Council could 
buy back the site at the purchase price without any compensation payable for 
the building improvements.   
 
Once a pre-determined time has passed and the purchaser has satisfied their 
construction obligations Council would no longer have any long term interest. 
   
A key benefit of leasing or conditional sale is to reduce the likelihood of a 
speculator gaining control of a site and on selling to a third party who may have 
a different development concept than what was initially proposed. 
 
At this point in time it is considered premature to run an EOI process to lease 
and or sell lots on the Innovation Precinct.   
 
An EOI process would be better informed and more meaningful to proponents 
once the rezoning process has been completed, development application 
matters have been resolved and master planning setting direction for the use of 
the land has been completed.   
 
A detailed feasibility study could be presented to Council once finalisation of the 
rezoning is imminent and detailed cost estimates can be obtained.   
 
The state of the property market should also be clearer, particularly in regard to 
the economic fallout from the COVID-19 pandemic. 
 
An opportunity has arisen that may assist Council in selecting a use for one of 
the lots on the Innovation Precinct. Byron Studios recently sought proposals 
from national consulting firms to undertake a feasibility study on the 
establishment of a movie studio and sound stage complex on Lot 3.  
 
Three firms submitted proposals: 
 
• Price Waterhouse Coopers (PWC)  
• Deloittes 
• KPMG. 

 
The specification for the brief incudes a requirement for the feasibility study to 
formulate a “road map” on how to bring the project to fruition. Prices submitted 
ranged from $85,000 to $149,500 + GST. Following on from a review, PWC are 
considered best value for money at $88,500 + GST.  
 
Byron Studios are prepared to fund one third of the feasibility study and are 
seeking similar co-contributions from the NSW State Government and Ballina 
Shire Council. 
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Byron Studios has been in discussions with Council for more than twelve 
months about developing a movie studio and sound stage complex on Lot 3.   
 
The feasibility study proposal presents an opportunity to investigate 
establishment of an industry on the Innovation Precinct that could generate 
development of ancillary industries and significant economic benefits for the 
Ballina Shire, particularly given the current strong interest in film producers 
seeking locations outside the USA in which to shoot and produce movies. 
 
Consideration of a new industry such as movie production would be a key factor 
in formulating a master plan for the SCEP.   
 
Feasibility information gathered through this process could be used as part of 
the master planning process. 
 
Legal / Resource / Financial Implications 

Costs associated with the LEP amendment are currently being met within 
existing budget allocations. 
 
There are carried forward funds of $56,000 available in the Long Term Financial 
Plan for the master planning process. 
 
If Council wishes to co-fund the feasibility study that allocation will need to be 
sourced from the Property Development Reserve. That reserve has minimal 
funds available, as outlined in the previous report in this agenda. 
 
It is also important to acknowledge Council’s responsibilities in respect to the 
$3.95m Restart NSW funding deed.  
 
The key items in that agreement are: 
 
• Project Title – Southern Cross Expansion and Innovation Precinct 

 
• Project Description – Lead-in infrastructure to activate three hectares (39 

hectares in the longer term) of industrial land adjacent to the Ballina – Byron 
Gateway Airport.  
 

The project proposes to undertake civil and other works to create three x one 
hectare services lots on land adjacent to the Ballina – Byron Gateway Airport. 
It is proposed that three lots will form an innovation precinct and act as a catalyst 
for future development on the expansion precinct. 
 
The key outcome for this funding is to deliver three hectares of industrial land 
for an innovation precinct. Council needs to ultimately determine what 
businesses will be located on the site. 
 
Consultation 

Consultation has been undertaken with Council’s strategic and development 
planning staff as part of the development of this report. There has also been 
on-going discussions with potential purchasers and / or tenants for the 
Innovation Precinct. 
Options 
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The primary purpose of this report has been to provide an update on the 
rezoning and the Innovation Precinct. As per the report there is still a significant 
amount of work to be completed to deliver serviced industrial land. 
 
Council could, as part of this report, provide direction on how the land is to be 
allocated to interested parties, i.e. through an EOI process, sale, lease etc.  
 
As per the report the preference is to delay any decision on this until further 
information is available on the rezoning and the development of the site. 
 
In respect to the master plan for the Southern Cross Expansion Precinct, 
Attachment 5 provides a draft brief for that project. If Council wants any 
particular matter addressed as part of that project, a recommendation from this 
meeting could be included in the brief.  
 
Finally the report requires Council to confirm whether it wishes to make a co-
contribution to the Byron Studios feasibility.  
 
The benefits of this proposal include the cost being evenly shared between the 
State Government, Council and the private sector, and the report once 
completed should be able to help Council in planning the future of the entire 
Southern Cross Expansion Precinct. 
 
The negatives are the cost to Council, recognizing that Council has not formally 
resolved to allocate any land in the Innovation Precinct to the Byron Studios’ 
proposal, along with the equity issue in that other private sector parties may 
also be interested in developing a feasibility assessment to build at the 
Innovation Precinct. 
 
With the Byron Studios having significant State Government support, and co-
funding available, along with support from Regional Development Australia, the 
recommendation is to support the co-contribution. The study will also help in 
Council’s future planning for the Southern Cross Expansion Precinct, which 
brings additional benefits. 

 
RECOMMENDATIONS 

1. That Council notes the contents of this report in respect to the planning still 
to be completed for the rezoning of the Southern Cross Expansion and 
Innovation Precinct. 

 
2. That Council notes the contents of the Master Plan Concept Brief, for the 

Ballina Innovation Hub, as per Attachment 5 to this report.  

 
3. That Council approves an allocation of $30,000 from the Property 

Development Reserve, as the maximum one third co-contribution to a 
feasibility study into the viability of the Byron Studio’s movie studio and 
sound stage complex proposal at the Innovation Precinct, with the balance 
to be co-funded by the State Government and the Private Sector 
proponents. This funding is subject to Council having full access to the 
information sourced and contained within the feasibility study. 

Attachment(s) 
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1. Southern Cross Expansion Precinct - Concept Layout Plan 
2. Southern Cross Precinct Expansion - Stage 1 - Amended Planning 

Proposal 
3. Planning Industry & Environment - Alteration of Gateway Determination - 

31 July 2020 
4. Planning Industry & Environment - Alteration of Gateway Determination - 

31 July 2020 - Authority 
5. Project Plan - Ballina Innovation Hub - Master Plan Concept Brief  
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