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1

Executive Summary

This Statement of Environmental Effects has been prepared in support of a development
application for the proposed construction of a new workshop and storage building for Murray
Cod Australia at the Bilbul aquaculture facility site.
The subject site is identified as Lot 1 DP 1202311, located at 607 Bilbul Road, Bilbul. The
subject site has an approximate area of 3.3 hectares and forms part of the Murray Cod
Australia aquaculture facility located over a number of lots in Bilbul, NSW. The facility
presently has a number of maturing dams and a nursery facility including office, cool room
and laboratory. Existing vehicle access to the site is from Bilbul Road.
The site is serviced by Councils potable water supply, as well as Murrumbidgee Irrigation
supply and drainage, and bore water access. An existing onsite sewage management system
treats sewerage onsite as Council’s service is not available. Essential Energy’s electricity
infrastructure is available to the site and is presently connected. Vehicle access to the
workshop will be via the existing site access off Bilbul Road and existing internal gravel
driveways.
Presently, the maintenance and repair of equipment, pumps, nets, tanks, fish feeders and a
number of other plant and equipment must occur off-site or in the small shed presently on site.
Murray Cod requires adequate space to carry out these repairs and also store plant and
equipment on site and under cover.
The proposed workshop includes awnings and net airing zones, covered parking spaces,
office and amenities, storage areas, and a mezzanine. The building will have a total floor area
of 1,479m2, a length of 54 metres, width of 30m (including awnings) and a height above natural
ground level of 7.8m. The building will be externally cladded with Colorbond Trimdeck, and
roofing in zincalume Trimdeck. The purpose of the workshop is to provide some basic
amenities onsite for existing aquaculture staff at the site, as well as secured, covered areas
for plant and equipment maintenance, repairs, and storage.
Adequate fire safety measures have been designed into the development in accordance with
Part H3 of the Building Code of Australia, including a 290,000 L water tank accessible by RFS
trucks to the west of the proposed building.
The building would be used by predominantly existing workers, managers and truck drivers at
the aquaculture facility. One additional employee would be hired as a result of the proposal.
The proposal would not increase the production capacity of the site or increase the number or
types of vehicles accessing the site (presently limited to 12.5 m heavy rigid trucks).
The use of the site to include a workshop to support an existing agricultural use is permissible
within the RU1 Primary Production Zone. An assessment of the potential impacts of the
proposed development is covered in this Statement of Environmental Effects. This
assessment concludes that the proposal is permissible in the RU1 Zone and the site is suitable
for the proposal.
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Introduction

The development application is for the proposed construction and use of a workshop and
storage building for Murray Cod Australia at the Bilbul aquaculture facility site on Bilbul Road
in the Griffith Local Government Area.
The proposed workshop includes awnings, net airing area, covered vehicle parking spaces,
office and amenities, storage area, and a mezzanine area. The workshop will have a total floor
area of 1,479m2, a length of 54 metres, width of 30m (including awnings) and a building height
of 7.685m (total approximate height of 7.8m from natural ground level). The building is
proposed to be externally cladded with Colorbond Trimdeck in a neutral external finish and
zincalume Trimdeck roofing.
The workshop will be utilised for the maintenance of onsite aquaculture infrastructure and
equipment, as well as general vehicle maintenance. The proposed workshop area would be
open in nature with moveable work benches and tables. Larger maintenance and
manufacturing projects are undertaken offsite at Murray Cod’s Whitton site or through third
party mechanics and engineers.
The net repair and cleaning area will allow for nets to be hung by a gantry crane bream
mounted system for the safe and efficient airing and repair of nets. This area will be
constructed over a bunded floor slab with runoff from net cleaning being collected in ground
floor drains for collection in a sediment pit and pumped to the existing recycle pond and
paddocks for irrigation.
The workshop building will provide office and administration space, and amenities for existing
staff at the site. Staff numbers are expected to increase by one (1) additional employee at the
Bilbul site in the near future.

Figure 1 Image of the subject site and existing features.
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The Site

3.1

Site Description

The site is legally described as Lot 1 in DP1202311 (1444D Bilbul Road, Bilbul). The site is
located on to the east of the Bilbul Village and approximately 8 kilometres from Griffith’s CBD.
The site is accessed via Bilbul Road via single two way driveway constructed of road building
gravel.
The site has an area of approximately 3.3 hectares (ha), with the overall aquaculture facility
site having an area of approximately 29 hectares (Aquaculture facility 1 on Figure 2). Existing
development on site includes six aquaculture dams, a storage shed and an existing building
used as a nursery, including grow out tanks, machinery room, laboratory, store, office and
cool room, with a portion of the site used for irrigated cropping utilising recycled water from
the dams. The site has approval for use as an aquaculture facility (DA 73/2013) with various
other approvals for expansion of the facility include DA 115/2015 for the construction and
operation of a nursery / grow out building to support the aquaculture farming operation. The
site presently accommodates up to four workers, including a farm manager, maintenance staff,
hatchery staff and a general farm worker. The site is connected to Murrumbidgee Irrigations
(MI) raw water network through a licence and water allocation. All the required water on the
site is presently sourced from MI’s supply.
The site was previously used for broadacre farming and some small-scale grazing of cattle.
The site falls gradually to the north and contains stands of trees around the existing nursery
building and storage shed.

Figure 2 Site Location.
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3.2

Locality & Surrounding Land Uses

The site is located on the boundary of Bilbul Village (zoned RU5 Village) and surrounding
farming properties (zoned RU1 Primary Production). Existing uses within the RU5 Village zone
include medium to larger sized residential properties and smaller farm holdings. Uses in the
RU1 Primary Production zone include citrus orchards and vineyards and some rural dwellings
and farm buildings.
To the south of the site is another aquacultural facility which is privately owned and leased by
Murray Cod, containing six dams, a storage shed and a farm managers dwelling (refer to as
Aquaculture Facility 2 on Figure 2). The proposed workshop and storage shed would support
both aquaculture facilities.
The site gains access from Bilbul Road from a single accessway. Bilbul Road is an unsealed
local road which connects to Burley Griffin Way to the south of the site.
The site is connected to Essential Energy’s electrical infrastructure in Bilbul Road. The
electrical infrastructure and capacity in the system was upgraded as part of the establishment
of the aquaculture facility and nursery.

Figure 2: Murray Cod facilities layout
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Proposed Development

Figure 3 South-west elevation representation of the proposed workshop building.

4.1

Proposed uses

Workshop & Storage
The proposed building includes 335m2 of floor area for use as a workshop and 340m2 of
storage space. The workshop will be utilised for onsite plant and equipment maintenance and
repairs of aquaculture infrastructure and equipment. Some general vehicle and plant
maintenance will also be undertaken in the workshop, however larger maintenance and
manufacturing projects will continue to be undertaken at Murray Cod Australia’s Whitton
facility or at third party premises. The workshop will contain moveable work benches and
tables. As only minor vehicle repairs will take place in the workshop, no hoist will be installed.
The storage area will be used to securely store plant and materials related to the operation of
the aquaculture farm.
Office & Amenities
The workshop includes an associated office area (48m2), tea room (24m2), amenities
including toilets and a shower for staff use (60m2). These facilities would support the existing
and additional aquaculture facility staff.
Net Airing & recycling awning
The net repair and cleaning area (223m2) and recycling awning (64m2) will allow for nets to be
hung by a gantry crane bream mounted system for airing and repair of nets. The area will be
constructed over a bunded floor slab with runoff from net cleaning being collected in ground
floor drains for collection in a sump including sediment pit and pumped to the existing recycle
pond for reuse onsite (crop irrigation). The volume of wastewater is expected to be
approximately 10000 L per week. Wastewater will be clean and suitable for reuse on site, and
no odour is generated from this process.
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Mezzanine
A mezzanine area (118.61m2) is proposed over the office and amenities area. This area will
be accessed via stairs and will be utilised for open storage space.
4.2

Vehicle Access & Parking

Access to the workshop will be via the existing accessway to the site from Bilbul Road. Additional

internal gravel driveways are proposed to connect the workshop to the existing internal
driveway. The driveway has been designed to cater for passenger and 12.5m rigid trucks, as
well as firefighting vehicles. Turning path diagrams have been included on the plans
demonstrating that vehicles can access the proposed car parking spaces, manoeuvre
adequately on the proposed internal driveways, and enter the workshop and net airing zone.
An existing easement is in place over the driveway for access from the subject lot to the dams
on adjoining lots.
Formalised parking is to be provided under the awnings adjacent to the office and amenities
on the north and south side of the workshop for five (5) vehicles including one accessible
space. These spaces will be over a concrete surface and located beneath the workshop
awning.
4.3

Stormwater

Stormwater is proposed to be diverted to a proposed 290,000L PVC stormwater tank, with
overflow to be diverted to open paddocks onsite for reuse. Water from net airing areas will
be collected in pits and discharged to a sediment pit with overflow to the open paddock for
reuse.
4.4

Fire safety

The proposed farm building is considered to be a Class 8 building with an area of 1479.72m 2.
The development proposes an onsite water supply via a new water tank with a capacity of
290,000 L capacity. The proposal has been designed to adequately enable a fire truck to
access the onsite water supply and building via 30m and 60m length fire hose. The proposal
has been designed to meet the requirements of the Part H3 of the Building Code of Australia.
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Legislative Context

This section provides an assessment of the proposal against the relevant planning legislation as
prescribed in Section 4.15 of the Environmental Planning and Assessment Act 1979.

5.1

Environmental Planning and Assessment Act 1979 (EP&A Act)

Section 1.3 – Objects of the Act
(a) to promote the social and economic welfare of the community and a better environment by the
proper management, development and conservation of the State’s natural and other resources,
(b) to facilitate ecologically sustainable development by integrating relevant economic, environmental
and social considerations in decision-making about environmental planning and assessment,
(c) to promote the orderly and economic use and development of land,
(d) to promote the delivery and maintenance of affordable housing,
(e) to protect the environment, including the conservation of threatened and other species of native
animals and plants, ecological communities and their habitats,
(f) to promote the sustainable management of built and cultural heritage (including Aboriginal cultural
heritage),
(g) to promote good design and amenity of the built environment,
(h) to promote the proper construction and maintenance of buildings, including the protection of the
health and safety of their occupants,
(i) to promote the sharing of the responsibility for environmental planning and assessment between
the different levels of government in the State,
(j) to provide increased opportunity for community participation in environmental planning and
assessment.
Commentary: The proposal is not contrary to the objects of the EP&A Act.

5.2

Griffith Local Environmental Plan 2014 (GLEP2014)

A thorough review of the GLEP2014 has been undertaken. An assessment of the proposal for
compliance with the requirements of the relevant parts of the LEP has been provided below.
1.2 Aims of Plan
1) This Plan aims to make local environmental planning provisions for land in Griffith in accordance
with the relevant standard environmental planning instrument under section 3.20 of the Act.
2) The particular aims of this Plan are as follows—
(a) to prevent unnecessary urban sprawl by promoting business, industrial, rural and residential
uses within and adjacent to existing precincts related to those uses,
(b) to minimise land use conflict in general by creating areas of transition between different and
potentially conflicting land uses,
(c) to provide a variety of development options to meet the needs of the community with regard
to housing, employment and services,
(d) to manage and protect areas of environmental significance,
(e) to recognise the historical development of the area and to preserve heritage items associated
with it.
Commentary: The proposal is not contradictory to the aims of the GLEP2014.
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Land Use Zone
The subject land is zoned RU1 Primary Production under the provisions of the GLEP2014.

Figures 4 & 5: GLEP2014 zoning map showing the Subject Site, located over two maps.
The site has been subdivided after creation of the zoning map and does not reflect
current lot configuration.
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Objectives
Zone RU1 Primary Production

1 Objectives of zone
• To encourage sustainable primary industry production by maintaining and enhancing
the natural resource base.
• To encourage diversity in primary industry enterprises and systems appropriate for the
area.
• To minimise the fragmentation and alienation of resource lands.
• To minimise conflict between land uses within this zone and land uses within adjoining
zones.
• To permit a range of activities that support the agricultural industries being conducted
on the land and limit development that may reduce the agricultural production potential
of the land.
• To permit tourist facilities that promote an appreciation of the rural environment and
associated agricultural and horticultural activities, while ensuring the continued
economic viability of the land.
Commentary: The proposal is consistent with the RU1 Primary production zone objectives. The
proposal supports an existing diverse agricultural enterprise of which is appropriate for the area.
Permissibility
2 Permitted without consent
Environmental protection works; Extensive agriculture; Home-based child care; Home occupations;
Intensive plant agriculture; Water reticulation systems
3 Permitted with consent
Airstrips; Animal boarding or training establishments; Aquaculture; Bed and breakfast
accommodation; Building identification signs; Business identification signs; Cellar door premises;
Cemeteries; Centre-based child care facilities; Correctional centres; Depots; Dual occupancies;
Dwelling houses; Eco-tourist facilities; Environmental facilities; Extractive industries; Farm buildings;
Farm stay accommodation; Flood mitigation work; Forestry; Function centres; Group homes;
Helipads; Home businesses; Home industries; Industrial training facilities; Information and education
facilities; Intensive livestock agriculture; Offensive industries; Offensive storage establishments;
Open cut mining; Plant nurseries; Recreation areas; Recreation facilities (outdoor); Respite day care
centres; Restaurants or cafes; Roads; Roadside stalls; Rural industries; Rural supplies; Rural
workers’ dwellings; Secondary dwellings; Sewerage systems; Signage; Truck depots; Veterinary
hospitals; Warehouse or distribution centres; Waste or resource management facilities; Water
supply systems
4 Prohibited
Any development not specified item 2 or 3
Commentary: The development is for a proposed farm building of which is permissible in the RU1
Zone with consent.

Statement of Environmental Effects - Murray Cod – Workshop and Storage Building, Bilbul

12

Farm building means a structure the use of which is ancillary to an agricultural use of the landholding
on which it is situated and includes a hay shed, stock holding yard, machinery shed, shearing shed,
silo, storage tank, outbuilding or the like, but does not include a dwelling.
The proposed farm building is to be used as a workshop operating ancillary to and supportive of the
existing and approved agricultural use of the lands (aquaculture). agriculture means any of the
following (a) aquaculture,
(b) extensive agriculture,
(c) intensive livestock agriculture,
(d) intensive plant agriculture.
Part 7 Additional local provisions
Clause 7.1 – Earthworks
(1) The objective of this clause is to ensure that earthworks for which development consent is
required will not have a detrimental impact on environmental functions and processes, neighbouring
uses, cultural or heritage items or features of the surrounding land.
(2) Development consent is required for earthworks unless—
(a) the earthworks are exempt development under this Plan or another applicable
environmental planning instrument, or
(b) the earthworks are ancillary to development that is permitted without consent under this
Plan or to development for which development consent has been given.
(3) In deciding whether to grant development consent for earthworks (or for development involving
ancillary earthworks), the consent authority must consider the following matters—
(a) the likely disruption of, or any detrimental effect on, drainage patterns and soil stability in
the locality of the development,
(b) the effect of the development on the likely future use or redevelopment of the land,
(c) the quality of the fill or the soil to be excavated, or both,
(d) the effect of the development on the existing and likely amenity of adjoining properties,
(e) the source of any fill material and the destination of any excavated material,
(f) the likelihood of disturbing relics,
(g) the proximity to, and potential for adverse impacts on, any waterway, drinking water
catchment or environmentally sensitive area,
(h) any appropriate measures proposed to avoid, minimise or mitigate the impacts of the

development.
Commentary: The proposal includes ancillary earthworks limited to site preparation and construction
of a 150mm building pad. Sediment and erosion controls would be utilised during the site preparation
works. Dust would be managed by ensuring works were not carried out in dry conditions. Should
excessive dust result from the earthworks, the soil would be sprayed with water.
Clause 7.2 – Flood Planning

(1) The objectives of this clause are as follows—
(a) to minimise the flood risk to life and property associated with the use of land,
(b) to allow development on land that is compatible with the land’s flood hazard, taking into
account projected changes as a result of climate change,
(c) to avoid significant adverse impacts on flood behaviour and the environment.
(2) This clause applies to land at or below the flood planning level.
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(3) Development consent must not be granted to development on land to which this clause applies
unless the consent authority is satisfied that the development—
(a) is compatible with the flood hazard of the land, and
(b) will not significantly adversely affect flood behaviour resulting in detrimental increases in
the potential flood affectation of other development or properties, and
(c) incorporates appropriate measures to manage risk to life from flood, and
(d) will not significantly adversely affect the environment or cause avoidable erosion, siltation,
destruction of riparian vegetation or a reduction in the stability of river banks or watercourses,
and
(e) is not likely to result in unsustainable social and economic costs to the community as a
consequence of flooding.
(4) A word or expression used in this clause has the same meaning as it has in the Floodplain
Development Manual (ISBN 0 7347 5476 0) published by the NSW Government in April 2005, unless
it is otherwise defined in this clause.
(5) In this clause— flood planning level means the level of a 1:100 ARI (average recurrent interval)
flood event plus 0.5 metre freeboard.
Commentary: It does not appear that the site is flood prone land after reviewing mapping included in
the Griffith Main Drain J Catchment Flood Study 2015.

Figure 3: 1 in 100 Year Flood Map - Griffith Main Drain J Flood Study 2015
Clause 7.3 – Terrestrial Biodiversity
(1) The objective of this clause is to maintain terrestrial biodiversity by:
(a) protecting native fauna and flora, and
(b) protecting the ecological processes necessary for their continued existence, and
(c) encouraging the conservation and recovery of native fauna and flora and their habitats
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(2) This clause applies to land identified as “Biodiversity” on the Terrestrial Biodiversity Map.
(3) Before determining a development application for development on land to which this clause applies,
the consent authority must consider:
(a) whether the development is likely to have:
(i) any adverse impact on the condition, ecological value and significance of the fauna and flora
on the land, and
(ii) any adverse impact on the importance of the vegetation on the land to the habitat and survival
of native fauna, and
(iii) any potential to fragment, disturb or diminish the biodiversity structure, function and
composition of the land, and
(iv) any adverse impact on the habitat elements providing connectivity on the land, and
(b) any appropriate measures proposed to avoid, minimise or mitigate the impacts of the
development.
(4) Development consent must not be granted to development on land to which this clause applies
unless the consent authority is satisfied that:
(a) the development is designed, sited and will be managed to avoid any significant adverse
environmental impact, or
(b) if that impact cannot be reasonably avoided by adopting feasible alternatives—the
development is designed, sited and will be managed to minimise that impact, or
(c) if that impact cannot be minimised—the development will be managed to mitigate that impact.
Commentary: The site is not identified as having significance as per the terrestrial biodiversity maps.
Clause 7.10 – Essential Services
Development consent must not be granted to development unless the consent authority is satisfied that
any of the following services that are essential for the development are available or that adequate
arrangements have been made to make them available when required—
(a) the supply of water,
(b) the supply of electricity,
(c) the disposal and management of sewage,
(d) stormwater drainage or on-site conservation,
(e) suitable vehicular access.
Commentary:
(a) the supply of water: Potable water is available to the site presently via Council’s reticulated water
service located in Bilbul Road. However the site predominantly utilises MI’s raw water supply.
(b) the supply of electricity: Electricity is presently connected to the site via Essential Energy’s electrical
infrastructure network located in Bilbul Road. The workshop would be connected to the sites internal
network.

(c) the disposal and management of sewage: Councils’ sewer main is not available to the site. An
existing AWTS onsite will be used and is understood to have capacity for additional demand from
the proposed workshop. The AWTS is only connected to the nursery building. The maximum
amount of employees which would be on the site at any given time would be five. The AWTS is
adequately sized to cater for the five employees and occasional visitor.
(d) stormwater drainage or on-site conservation: Stormwater is to be collected onsite in a 290,000L
detention and fire water tank, with excess to be diverted to the existing recycling dam and paddocks
for irrigation of crops. The tank would contain at least 144,000 L of water at any given time to meet
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the deemed to satisfy requirements of Part H3 of the Building Code of Australia. The remainder of
the tank would be utilised for stormwater detention.
(e) suitable vehicular access: The development will continue to utilise the existing vehicle access to
the site from Bilbul Road which is an unsealed surface. The proposal would not increase the amount
of trucks accessing the site, however one additional employee would be required due to the
proposal. It is expected that an additional four light vehicle movements would be created due to the
proposal.

5.3

State Environmental Planning Policies (SEPP’s)

State Environmental Planning Policy (Primary Production and Rural Development) 2019
The provisions of SEPP Primary Production and Rural Development do not apply to the construction of
the proposed farm building ancillary to existing approved aquaculture development.
State Environmental Planning Policy (Infrastructure) 2007
Division 5 Electricity transmission or distribution
Subdivision 2 Development likely to affect an electricity transmission or distribution network
An existing easement for electricity is located on the subject site, of which the proposed workshop will
be constructed further than 5m from. As such, no referral to Essential Energy is considered necessary
or warranted.
104 Traffic-generating development
(1) This clause applies to development specified in Column 1 of the Table to Schedule 3 that involves—
(a) new premises of the relevant size or capacity, or
(b) an enlargement or extension of existing premises, being an alteration or addition of the
relevant size or capacity.
(2) In this clause, relevant size or capacity means—
(a) in relation to development on a site that has direct vehicular or pedestrian access to any
road (except as provided by paragraph (b))—the size or capacity specified opposite that
development in Column 2 of the Table to Schedule 3, or
(b) in relation to development on a site that has direct vehicular or pedestrian access to a
classified road or to a road that connects to a classified road where the access (measured
along the alignment of the connecting road) is within 90m of the connection—the size or
capacity specified opposite that development in Column 3 of the Table to Schedule 3.
(2A) A public authority, or a person acting on behalf of a public authority, must not carry out
development to which this clause applies that this Policy provides may be carried out without consent
unless the authority or person has—
(a) given written notice of the intention to carry out the development to TfNSW in relation to
the development, and
(b) taken into consideration any response to the notice that is received from TfNSW within 21
days after the notice is given.
(3) Before determining a development application for development to which this clause applies, the
consent authority must—
(a) give written notice of the application to TfNSW within 7 days after the application is made,
and
(b) take into consideration—
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(i) any submission that RMS provides in response to that notice within 21 days after
the notice was given (unless, before the 21 days have passed, TfNSW advises that it
will not be making a submission), and
(ii) the accessibility of the site concerned, including—
(A) the efficiency of movement of people and freight to and from the site and the extent of
multi-purpose trips, and
(B) the potential to minimise the need for travel by car and to maximise movement of freight in
containers or bulk freight by rail, and
(iii) any potential traffic safety, road congestion or parking implications of the
development.
(4) The consent authority must give TfNSW a copy of the determination of the application within 7 days
after the determination is made.
Commentary:
Schedule 3 of the SEPP lists development which would be considered traffic generating development
to which clause 104 applies. The site is located 340 m from Burley Griffin Way. A review of the Schedule
indicates that the proposal is not considered to be a traffic generating development and therefore a
referral to Transport for New South Wales (TfNSW)

5.4

Community Participation Plan

It is noted that the Griffith Community Participation Plan allows discretion when determining to notify
farm buildings via written notification. It is requested that notification is not undertaken in this instance
as the proposed farm building is ancillary to an existing aquaculture facility and does not propose
intensification of the use of the site. No increase in production capacity is proposed.

5.5

Development Control Plans (DCP)

Development Control Plan No. 1 Non-Urban Development
Development Control Plan 1 Non-Urban Development specifies controls for development in rural zones.
It is noted that this policy does not reflect the current zones specified in the Griffith Local Environmental
Plan 2014. Majority of the provisions of this DCP are not considered relevant to this particular proposal.
Table 2 - General Provisions for Development Other Than Subdivision of Non-Urban Lands has been
assessed below for the 1(b) zone equivalent for RU1 Primary Production. The aims of DCP 1 include:
To position developments in the most suitable location to achieve site integration, efficiency in the
operation of the development, physical comfort and sustainable natural resource management.
Table 2 - General Provisions for Development Other Than Subdivision of Non-Urban Lands
Bulk, Scale, Setbacks and General Amenity Issues
The structure is to be setback a minimum of ten (10)
metres from the front boundary

Complies.

Open space, buffers
 A minimum buffer distance (by way of an easement)
of fifty (50) metres shall apply from natural
watercourses.
 A minimum buffer distance (by way of an easement)
of twenty (20) metres shall apply over drainage lines
and canals.

The proposal will be located away from
natural
watercourses,
canals
and
channels and adjoining land more than
50m. It is not necessary to formalise this
by implementing easements.
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A minimum buffer distance (by way of an easement)
of forty (40) metres shall apply from adjoining
agricultural lands
All buffer areas are to be planted out using tree
species and shrubs that are suitable to the area

Landscaping
 The required setback area in sub clause (a) to all
boundaries is to be soft landscaped to a minimum of
90% of that part of the lot.
 No more than 10% of the front yard is to be paved
or sealed.

The subject site has a significant amount
of existing vegetation that is to be
retained. Additional landscaping is not
considered necessary in this instance.

Site Access
Where the access connects to a gravel road, the access
way and suitable tapers are to be constructed to gravel
road standard, between the property boundary and the
road carriageway.

Access to the site is existing and in a
suitable condition.

Stormwater Management
Refer to Engineering Requirements for Development for
requirements.

Stormwater is to be retained on site for
reuse with excess diverted to the existing
recycling pond and to paddocks for crop
irrigation.

Fire management
 Adequate provision is to be made for the access of
firefighting- and emergency service vehicles.
 An adequate supply of water is to be made available
for firefighting purposes. A minimum supply of
twenty thousand (20 000) litres of water shall be
provided solely for firefighting purposes.

Adequate provision will be made for the
access of firefighting and emergency
service vehicles, including sufficient onsite
water supply for fire fighting purposes.

The proposed workshop is considered to meet the aims and provisions of DCP 1 for development of
non-urban land.

5.6

Development Control Plan No. 20: Off Street Parking (2011)

The objectives of DCP 20 includes ensuring that safe and sufficient parking for all modes of transport
is provided to meet anticipated demands. The proposed workshop will not increase traffic and parking
demands at the site, and all vehicles can be adequately contained on the site not causing traffic
congestion on Bilbul Road. The workshop will provide formalised parking for existing staff at the site in
five (5) sealed and covered spaces, as well as parking areas within the workshop building and other
areas around the workshop building. Farm buildings are not specifically listed in the DCP and
aquaculture facilities are required to undertake a comparative analysis of similar uses. Given the
reasons outlined, it is considered that five formalised spaces are adequate for cater for the proposed
workshop.

5.7

Onsite Detention Policy

Council’s onsite detention policy appears to apply to the site. The applicant has provided a 290.000 L
tank for the purposes of detention and fire water. 144,000 L is required for fire water supply. The
remainder of the tank would be available for detention purposes. However, detention capacity is also
available in the recycled water dam which the overflow from the tank would be directed too. The
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recycled water dam holds water discharged from the aquaculture ponds prior to reuse for irrigation
purposes on the irrigation area shown on Figure 2 or back into the aquaculture dams. The
aquaculture facility has been designed as a closed system which does not discharge water off-site.
The irrigation area and spill ways account for around 23 ha of bunded area to retain water on site.
OSD calculations can be provided as a condition of consent, but due to the nature of the existing site
and the existence of extensive irrigation areas, recycled dam and ponds, there is ample area to detain
stormwater from roof areas.

5.8

Sealing of Parking and Maneuvering Areas

The use of road building gravel is considered the minimum standard for parking and maneuvering
areas for agricultural purposes in Attachment A of the Policy. The use of a road building gravel
surface is considered appropriate for the following reasons:


Sensitive receivers are located 150 m from the proposed maneuvering areas.



The proposal would not increase truck movements to the site.



The locality does not contain farming operation with sealed surfaces, the use of an unsealed
surface is considered appropriate for the locality.



The surface is appropriate for RFS trucks.



Adequate parking areas have been provided.



During dry periods, dust suppression could be use including wetting maneuvering areas.
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6

Impact Assessment

This section provides an assessment of the potential impact arising from the proposal. The impact
assessment is based on the matters for consideration listed in Section 4.15 of the EP&A Act.
6.1

Context and Setting

The subject site has operated in Bilbul for over five years as an approved aquaculture facility without
impacting the locality by noise or odours. The proposed construction and use of the workshop will not
result in a change of the current approved uses and will not be incompatible with the existing uses in
the Bilbul village and surrounding farming areas. In terms of visual impact, the workshop will be visible
from surrounding roads, but will be partially obscured by existing vegetation on the site and road reserve.
The building is considered to be of a size and scale that is representative of a normal farm building and
other buildings on site and in the locality.
6.2

Traffic and Parking

Access to the site is gained from Bilbul Road via an existing accessway. This accessway is proposed
to continue to be utilised for access to the proposed workshop. The proposal is not anticipated to
intensify traffic generation to the site after the completion of the construction phase and use of the
building. The purpose of the workshop is to provide suitable facilities for the Murray Cod Australia
maintenance team who currently work onsite every day from their mobile vehicles and in the small
storage shed presently on site. It is expected that an additional one staff would be employed on site
and would increase traffic by around four vehicle trips per day.
The site is presently accessed via an unsealed accessway onto Bilbul Road which contains an unsealed
carriageway surface. Bilbul Road connects to Burley Griffin Way via a ‘T’ intersection. This intersection
and Bilbul Road presently supports several agricultural operations to the north which rely on 19 m semitrailers and b-doubles during harvest periods.
The aquaculture facility is only accessed by heavy rigid vehicles and light vehicles. The proposal would
not increase heavy vehicle movements to the site and would only increase light vehicle movement by
four trips per day (caused by the additional worker). This small increase in traffic expected to the site
could not justify Council requiring upgrades to Bilbul Road, especially considering several other farming
operations rely on the existing road.
Should Council wish to impose any conditions of consent pertaining to the improvements to the site
access, Bilbul Road or intersection treatments it is requested that the Applicant be advised and
Council’s reasons for the imposing the conditions be provided.
6.3

Construction

The development will generate some degree of noise during the construction phase, however this will
be limited to the approved construction hours, anticipated to be 7am – 5pm Mondays to Saturdays.
Erosion and sediment control measures will be implemented during construction to minimise the
disturbance during construction, and site stabilisation and rehabilitation works will be undertaken at
completion of the construction phase.
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6.4

Waste

Construction waste will be contained onsite in an allocated waste storage area and removed from the
site at completion of works and disposed of appropriately at licensed facilities.
Waste associated with the operation of the workshop will include office waste, such as paper and
cardboard and general kitchen waste, of which will be disposed of in domestic waste facilities and
recycled where practical. Waste associated with the workshop will include small amounts of waste from
welding and repairs which will be collected in skip bins and disposed off-site as needed at approved
waste facilities and recycled where practical.
Wastewater from the net cleaning area will be collected in a sediment pit included in the washbay
collection system of which will be diverted to the existing onsite recycle pond and then to paddocks for
irrigation of crops.
6.5

Flora & Fauna

The subject site is not identified as having biodiversity significance, however the site is mostly cleared
of native vegetation. The proposal has been sited in a manner which retains any significant stands of
vegetation. As the proposal is for the purposes of agricultural it is not considered necessary to plant
additional trees for landscaping purposes.
6.6

Noise

Once the construction phase is completed, noise generated at the site is expected to be similar to
existing noise levels from the site. The site is operated as an aquaculture facility 24 hours per day,
however the proposed workshop would be utilised from the 7:00 am to 5:00 pm six days per week. The
workshop and storage shed is located around 150 m from the nearest sensitive receiver. Noise
generation from the use of the workshop for repairs, including the sound power levels from angle
grinders, welding equipment and condensers would be mitigated through ensuring roller doors are
closed. Noise generation from the workshop experienced at the nearest receiver is not expected to be
at levels which exceed 5 dBL above background noise levels. A condition of consent which limits noise
generation from the site would be accepted by the Applicant.
6.7

Heritage

The site is not listed as a local or state heritage item, or within a heritage conservation area.
6.8

Aboriginal Cultural Heritage

An AHIMS search has been conducted and no Aboriginal heritage items are located at or within a 50m
proximity of the site. However, should any artefacts be found during construction, works will cease and
the correct protocols followed to notify the OEH and the Local Aboriginal Land Council.
6.9

Environmental Significance

After a review of the maps associated with the Griffith Local Environmental Plan 2014, the subject site
is not identified on the biodiversity, groundwater vulnerability, riparian lands and watercourses, or
wetlands maps.
6.10

Site Specific Hazards
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A search on the NSW Rural Fire Service website indicates that the subject property is not bushfire
prone land. There are no other natural hazards identified at the site or locality.
6.11

Suitability of the Site

The subject site is considered suitable for this development for the following reasons:
• The site contains all the required services required to support the development.
• The proposal will not increase ongoing transport demands on the local or wider road network.
• The proposal can achieve compliance with BCA and fire safety measures.
• The proposal is permissible in the RU1 Primary production zone and is consistent with the aims and
objectives of the zone.
• The proposal is unlikely to have an unreasonable impact on the environment.
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7

Conclusion

The proposed development is for the construction and use of a new workshop and storage building for
Murray Cod Australia at the Bilbul aquaculture facility site. This development application seeks consent
under Part 4 of the EP&A Act 1979 and has been assessed against the provisions of Section 4.15 of
the same Act. As demonstrated by the detailed assessment of the proposed development in this SEE,
the proposal satisfies the intent and requirements of the relevant legislation including the EP&A Act,
SEPPs, Council’s Policies, relevant Australian Standards, and ability to comply with building
requirements by the Building Code of Australia.
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