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Damien Pfeiffer

Director, Western Region,

Department of Plannning, Industry and Environment
Level 1, 188 Macqurie Street

Dubbo NSW 2830

Dear Damien,
RE: Independent Planning Review of Northbank on Murray Planning Proposal

You have engaged Ethos Urban to undertake an independent review of the additional information submitted for the
IPC Gateway review of the Planning Proposal to rezone Lot 1 DP 1182353, 6811 Sturt Highway, Mallee to enable
the land to be developed for tourism and commercial purposes. The proposal is known as “Northbank on Murray”.

The purpose of this independent review is to provide advice to the Independent Planning Commission as to whether
the planning proposal has strategic merit and site specific merit, based on the information submitted with the
planning proposal and considered by the Department in its LEP Gateway Determination, and any additional studies,
plans or information submitted by the proponent subsequent to the LEP Gateway,.

The following is our understanding of the Planning Proposal and the assessment process undertaken to date:

1. The proponent, Grand Junction Pty Ltd, submitted a planning proposal to Wentworth Shire Council on 17
November 2016 seeking to rezone land at 6811 Sturt Highway, Mallee (Lot 1 DP 1182353) to enable the land to
be developed for a range of uses including tourism, indoor and outdoor recreation, retail, cafes and restaurants,
a golf course and swimming lagoon.

2. To facilitate the development, the planning proposal is seeking to rezone the site from primarily RU1 Primary
Production with a small area of E3 Environmental Management, to SP3 Tourist, B3 Commercial Core and B4
Mixed Use zones. It is understood that the B3 Commercial Core and B4 Mixed Use zone are proposed new
zones under the Wentworth LEP 2011.

3. The planning proposal also seeks to remove the 10,000ha minimum lot size control from the subject site.

4. The planning proposal was considered by Wentworth Shire Council and, following the submission of additional
information, was forwarded to the Department on 29 January 2018 with a request that the planning proposal be
issued a Gateway Determination.

5. On 28 May 2018, the Department advised Council that the planning proposal should not proceed on the basis of
inconsistency with the strategic planning framework, inconsistency with a number of applicable Section 9.1
Directions, unacceptable environmental, social and economic impacts and the lack of adequacy of site
investigations to support the proposal.

Grand Junction Pty Ltd requested a review of the Gateway Determination under Section 3.34 of the Environmental
Planning and Assessment Act, 1979 (the Act). The review will be undertaken by the Independent Planning
Commission.
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It is proposed that the subject land be rezoned from RU1 Primary Production, W1 Natural Waterways, E3
Environment Management to SP3 Tourist, B3 Commercial Core and B4 Mixed Use under the Wentworth Local
Environmental Plan (LEP) 2011. The proposal also includes removing the minimum lot size of 1000ha from the
subject site.

In preparing this advice we have reviewed the relevant documents prepared by the proponent, the Department and
Wentworth Shire Council listed on the Department’s LEPs Online System. These include:

1. The planning proposal as submitted in November 2016;

additional information submitted by the proponent to Wentworth Shire Council;

Aurecon Group assessment of the planning proposal undertaken for Wentworth Shire Council (February 2017)
Wentworth Shire Council reports and resolution

The Department of Planning Industry and Environment’'s Gateway Determination Report (April 2018)

N o~ w D

Correspondence from Marcus Ray, Group Deputy Secretary, Planning and Assessment to Proponent dated 24
February 2020 advising of the LEP Gateway refusal

8. The Proponent’s submission to the IPC (July 2020)

A site visit was not conducted during this review due to COVID-19 restrictions. The Author has however previously
visited the site in 2019 as part of a separate review of rural and rural residential land use undertaken by Wentworth
Shire Council.

The following sections are a review of the key issues raised by the Department in its Determination Report
recommending that the planning proposal not proceed past the LEP Gateway. An summary of the initial review and
recommendations as to additional information the Proponent may consider preparing to address the Department’s
concerns was provided to the Proponent (Attachment A). The Proponent has prepared a submission to the IPC
(Attachment B) proposing a number of changes to the planning proposal and addressing the issues raised. The
key changes to the planning proposal put forward in the Proponent’s submission are:

o Withdrawal of the concept master plan that supported the planning proposal; and
e Exclusion of the land on the Murray River floodplain from the planning proposal.

The proposed changes are considered to be a positive outcome and remove uncertain aspect of the development
and significantly reduce the risk of a number of environmental issues including biodiversity, flood impact and the
potential for canal estate development.

21 Clarification of Site boundary and current zoning

The planning proposal refers to the site as being Lot 1 DP 1182353. This seems to be clear on the Deposited Plan
map that accompanied the planning proposal (below left), however a search of the NSW Government Spatial
Services website (Sixmaps) shows a different lot boundary on the Murray River in the south east corner of the site
(below right) and includes areas zoned W1 Natural Waterways under Wentworth LEP 2011. This required
clarification as the consent master plan image also shows some development in this location.

The Proponent, in the submission to the IPC has advised that the billabong area (zoned W1 Natural Waterways) is
part of Lot 1 DP 1182353. The Proponent has also advised that this area, as part of the Murray River floodplain is to
be excluded for the planning proposal.
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2.2 Strategic Justification for the Development

The site is a large parcel of land approximately 730ha in area. The proposed concept masterplan which supported
the initial planning proposal, would facilitate a significant increase in the supply of land for a range of uses including
residential, commercial, retail and tourism. Neither the planning proposal nor the concept master plan provide any
information on the overall quantum of floorspace of the proposed development, the break-up of floorspace by land
use, nor staging or timing of the development. Notwithstanding this, the built form indicated on the concept master
plan would constitute a major potential new supply of GFA for a range of uses which would require strong
justification and support in the regional and local strategic planning context.

While the Far West Regional Plan 2036 includes a number of Directions and Actions supporting tourism
development in the region and Wentworth LGA, the development, as proposed in the planning proposal and
concept master plan is not specifically proposed in the current strategic plans for the locality including the
Wentworth Local Strategic Planning Statement and the draft Buronga Gol Gol Structure Plan. These are both recent
strategic planning documents and convincing economic justification is required for the rezoning of a major parcel of
land that is not specifically proposed in ether plan. This information is critical in establishing strategic merit and site
specific merit and needs to be undertaken by a suitably qualified expert in economic assessment. The current
planning proposal lacks any quantitative analysis of the proposed land uses in terms of areas and potential
floorspace that could be generated nor staging and timing of the subsequent development. This information is
fundamental to any planning proposal that changes or intensifies land use, particularly in the absence of any
Council economic study or strategy.

As part of this review, the proponent was advised that the planning proposal should be supported by an economic
market potential assessment, which will be required to investigate the economic need for the project. In addition,
any likely impacts on existing or proposed facilities in the area should also be included as part of an economic
impact assessment.

While details on the specific composition and timing of the development is not provided in the planning proposal, the
type of analysis required in an economic assessment would include:

o Customer segments likely to utilise facilities at the project (i.e. residents, workers, tourists)

e Analysis of the local resident demographic profile (age, income, household structure, population growth
etc.)

e Analysis of visitor/tourist profile (demographic, age, level of expenditure, length of stay, reason for visiting
etc.)
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e Forecast growth rates for each customer segment to determine future demand (taking into account
government policies or strategies/vision for the region)

¢ Audit of existing (and proposed) facilities and uses in the catchment area (this would evaluate the existing
supply/competition) including but not limited to:

1. Retail

2. Commercial

3.  Accommodation

4. Tourist activities/recreation

For each of the above, a review of characteristics such as location, size and quality, price point, offer,
vacancy rates and occupancy would be recommended.

e Based on the above assessment, a review of the economic need or opportunity can be undertaken to
determine the size and type of uses likely to be supportable in the market. This can identify any ‘point of
difference’ or gap in the market currently and in the future based on projected growth.

e Assessment of the likely impact of any future development on existing (and proposed) facilities in the
broader region would also need to be undertaken as the project progresses through the planning stages
but this could be the subject of a separate economic impact assessment.

In the submission to the IPC, the Proponent provided further advice in a document titled “Northbank Strategic
Support and Economic Study” which was attached to the submission. The additional information is not an economic
study itself but rather a review and summary of a number of tourism and economic development strategies and
studies prepared for the Far West region, Sunraysia sub-region and the local area including:

e Far West Regional Plan;

e Wentworth Shire Local Strategic Planning Statement

e Draft Buronga Gol Gol Structure Plan

e Murray Region Destination Management Plan;

e  Western Murray Regional Economic Development Strategy

e Wentworth Region Community Strategic Plan 2013-2023

e  Wentworth Shire Council Economic Development Strategy 2011-2016
e The Regional Development Australia Murray Regional Plan 2013-2016
e Economic Development Strategy for Regional NSW January 2015

¢ Mildura Destination Management Plan - Discussion Paper

e Murray Region Tourism Board Strategic Plan 2015-2020

e Murray Region Tourism Board Destination Management Plan 2012

The submission emphasises that each of the above strategies and plans promotes tourism development as a key
economic development outcome for the area. The submission specifically refers to supporting analysis for the
Western Murray Regional Economic Development Strategy and the Murray Region Destination Management Plan
an claims that this analysis provides much of the information identified by Ethos Urban as within the scope of the
recommended economic market potential assessment, outlined earlier in this section. It should also be noted that
both of these strategies specifically mention and support the proposed development which is referred to as the
“Wentworth Eco-Resort”. The Proponent has provided confirmation that the reference applies to the planning
proposal site and concept master plan. Notwithstanding this, the Western Murray Regional Economic Development
Strategy and the Murray Region Destination Management Plan are not strategic land use plans and their specific
recommendations regarding the proposal have not been incorporated into either the Far West Regional Plan nor the
Wentworth Shire Local Strategic Planning Statement.

The studies quoted provided high-level regional and subregional scale analysis, some of which is directly relevant to
the tourism components of the proposed development. The planning proposal however fails to incorporate this
regional data into a project specific assessment that demonstrates that the proposed development is consistent with
delivering the outcomes of the strategic plans. A project specific economic market potential assessment would
provide the basis for informed decisions regarding the land use mix, scale and timing of development. This
information is currently lacking and therefore the economic impact of the development on existing tourism, retail,
commercial and recreational operations in the locality and sub-region cannot be quantified or understood. It should
also be noted that the quoted economic analysis in the strategies and economic analysis relied on by the Proponent
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focus on the tourism uses. The planning proposal also proposes to rezone significant areas for retail, commercial
and residential uses.

The Proponent also provided a list of planning proposals that facilitated tourist related development previously
granted Gateway approval without an economic assessment having been required at Gateway stage. Direct
comparisons between planning proposals for sites in numerous locations in different regions across the state are
not considered appropriate, as each proposal would be subject to different strategic land use context, social and
economic circumstances. A review of some of the listed planning proposal would indicate that many of the
proposals provide clear information on the development size and yield and, in the case of the Huntley planning
proposal to facilitate an eco-tourist resort and other uses in the Wollongong LGA, an economic demand assessment
was clearly submitted with the planning proposal.

Recommendation

In the absence of any definitive information of the quantum of development and staging and an economic market
potential assessment that establishes and justifies the appropriate scale of the development and mix of land uses,
the information provided by the Proponent is not considered to be adequate to establish strategic or site specific
merit for the planning proposal.

2.3 Contamination Land Assessment

The submitted planning proposal stated that there was no evidence or history of the site being subject to
contamination.

Section 9.1 Ministerial Direction 2.6 - Remediation of Contaminated Land applies to land on which development for
a purpose referred to in Table 1 to the Contaminated Land Planning Guidelines is being, or is known to have been,
carried out. Table 1 of the guidelines includes “agricultural/horticultural activities” and “mining and extractive
industries” as uses that may cause contamination. The planning proposal land has formerly been used for both
agriculture and extractive industry.

The Direction requires that the planning proposal authority consider whether the land is contaminated and if so,
whether the land is suitable for the proposed use in its contaminated state (or would be after remediation) for all the
purposes for the land is proposed to be zoned. If the land requires remediation, the planning proposal authority is
required to be satisfied that it will be remediated before the land is used for that purpose.

As stated, the former use of the site for agriculture and extractive industry is an automatic trigger for the planning
proposal authority to consider if the land is contaminated. A Phase 1 assessment is a high level assessment that
looks at the current and historic uses on the land and advises whether there is the potential for contamination on the
site. If potential areas are identified, then a more detailed Phase 2 assessment (on site testing) is undertaken. The
Phase 2 assessment is generally undertaken at the development application Stage unless the Phase 1 investigation
identifies a significant risk of contamination.

An aerial photo view of the planning proposal site would indicate that the site is largely free from specific activities
that generally create contamination concerns (farm sheds, petrol tanks, sheep dips etc). Notwithstanding this, A
Phase 1 assessment by a qualified contamination expert should be undertaken and submitted to the planning
proposal authority to demonstrate that there is minimal or no risk of contamination.

The Proponent in the submission to the IPC has provide some additional information on the site and its history. The
submission advises that the land has not been used for agricultural purposes for at least 15 years and the site
contains no “yards or sheep handling infrastructure”. This is consistent with aerial photographs of the site. The
Proponent submitted a summary of a Land and Environment Court decision (Moorebank Recyclers Pty Ltd v
Tanlane Pty Ltd (No.2)) regarding the application of Clause 6 of State Environmental Planning Policy No.55 —
Remediation of Land to the preparation of a planning proposal. The Court decision clarified that as Clause 6 of the
SEPP requires contamination to be considered by the relevant planning proposal authority prior to the making of an
environmental planning instrument, neither the making of a planning proposal nor the making of a Gateway
determination could properly be described as the preparation of an EPI. The relevance of the legal advice is now
questioned given Clause 6 of SEPP 55 was repealed on 17 April 2020.
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The Proponent has committed to undertaking a Phase 1 contamination assessment of the site, prior to public
exhibition, as a Gateway condition. It is considered that this is a reasonable outcome given the low risk of significant
contamination on the site.

Recommendation

Should the IPC endorse the planning proposal for Gateway approval, a Phase 1 contamination assessment be
undertaken by a suitably qualified expert, prior to public exhibition.

24 Flood Hazard

The submitted planning proposal included no substantive information on potential flood impacts associated with the
proposed future development, notwithstanding that the concept master plan showed development areas that were
located below the 1 in 100 year flood event area.

Section 9.1 Ministerial Direction 4.3 — Flood Prone Land requires that a planning proposal must not rezone land
within the flood planning areas from a rural zone to a residential, business or special purpose zone unless the
planning proposal is in accordance with a floodplain risk management plan prepared in accordance with the
principles and guidelines of the Floodplain Development Manual 2005, or the provisions of the planning proposal
that are inconsistent are of minor significance.

As part of this review, advice was sought from Wentworth Shire Council regarding the extent of flood modelling
undertaken for the site. Council advised that the most recent flood modelling shows the 1 in 100 year flood event
affects a small area of the site along the Murray River foreshore (Figure 1). The information however is incomplete
for the site. Notwithstanding this, the information would indicate the majority of the site to be flood free, with flood
affectation likely to be located along the Murray River foreshore and largely in alignment with the change in
topography and vegetation in this area. This area in particular will require further flood assessment to establish the
flood depth and hazard on this part of the site. The concept master plan for the site that accompanied the planning
proposal did show some development in the area likely to be below the flood planning level on the Murray River
foreshore. It was recommended to the proponent that, flood modelling be undertaken to demonstrate that the flood
risk is acceptable, or in absence of flood modelling, the planning proposal be amended to remove any sensitive or
habitable development from this area.

The Proponent, in the submission to the IPC, has advised that the planning proposal will be amended to exclude
development on the Murray River floodplain.

Recommendation

The Applicant has withdrawn the concept master plan and advised that development is no longer proposed on the
Murray River floodplain area. Should the planning proposal be endorsed for Gateway approval, a condition should
be imposed requiring the planning proposal to be revised to exclude land below the 1 in 100 year floodplain.
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Figure 1 - Wentworth Shire 100 year Recurrence Flood

Source: Wentworth Shire Council

25 Current Economic Value of the Land for Agriculture

Section 9.1 Ministerial Directions 1.2 Rural Zones and 1.5 Rural Lands contain objectives and requirements for
planning proposals to demonstrate that the proposed rezoning will protect the agricultural production value of rural
land. The Proponent argued that the submitted planning proposal is generally consistent with the Ministerial
Directions, notwithstanding that there is currently no applicable strategic plan, including the Far West Regional Plan
and the Wentworth Local Strategic Planning Statement that provides specific guidance with regard to urban land
use for this site.

The Information submitted to Council in response to this issue has lacked any quantitative basis regarding the
agricultural value of the land. Having said this, there does not appear to have been any significant intensive
horticultural activities undertaken historically on the site, and aerial photos confirm that recent uses are extensive
dryland grazing which is of lower agricultural value. The site is also not located in a defined irrigation district.

As part of the review, it was recommended to the Proponent that this issue may be resolved with verification from
an agronomist or other qualified expert that the land is not high value in terms of agricultural production. Information
on any water licences, or lack of, associated with the land should also be provided.

In the submission to the IPC, the Proponent has reiterated that the land is currently not being used for agriculture
and is not suitable due to soils and rocky ground. Further, the Proponent advises that there is other land to the north
of the planning proposal site, in its ownership, that is suitable for horticulture development. The Proponent also
states that there is adequate suitable land available for intensive agriculture in the Wentworth Shire, however
development of this land is constrained by a lack of access to sufficient water for irrigation.

It is considered that further information demonstrating that the site is not of high agricultural value, should be
provided by the Proponent prior to public exhibition should the IPC endorse the proposal for Gateway approval.

The site does adjoin land developed for horticulture. The Planning Proposal needs to include a provision to the
effect that adequate buffer areas to adjoining horticulture will be included in the detailed design of the development
to prevent land use conflict.
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Recommendation

Should the IPC endorse the proposal for Gateway approval:

1. Further information, prepared by a suitably qualified expert, demonstrating that the site is not of high
agricultural value, should be submitted by the Proponent prior to public exhibition; and

2. The Planning Proposal needs to include a provision to the effect that adequate buffer areas to adjoining
horticulture will be included in the detailed design of the development to prevent land use conflict.

2.6 SEPP 50 Canal Estate Development

Canal Estates are prohibited in NSW under State Environmental Planning Policy 50 — Canal Estate Development.
The concept master plan that accompanied the submitted planning proposal included development on the Murray
River foreshore that had elements that may meet the SEPP definition of a canal estate, particularly the beach
swimming lagoon area. Given the high level and indicative nature of the concept master plan, Ethos Urban did not
consider this to be a significant issue that, in itself, required resolution at Gateway as there would be the opportunity
for the detailed design of this area to be informed by SEPP 50 and designed to be a permissible development.
Notwithstanding this, the Proponent was advised that its submission to the IPC should clarify that that future design
for this area would be compliance with SEPP 50 and that the future development would not be a canal estate.

In the submission to the IPC, the Proponent has advised that the planning proposal is to be amended to withdraw
the concept master plan and exclude the Murray River floodplain area from development. While no mapping has
been included with the submission to delineate the exact area, it is expected that the excluded area includes the
development elements that raised concern with the Department with regard to potential canal estate development. If
this is the case, this issue would no longer be relevant to the consideration of the planning proposal.

Recommendation:

The Applicant has withdrawn the concept master plan and advised that development is no longer proposed on the
Murray River floodplain area. This issue is no longer considered relevant to the assessment.

27 Biodiversity / Koala Habitat

Parts of the site along the Murray River floodplain are identified on the Terrestrial Biodiversity Map under Wentworth
LEP 2011. Further, at the time the planning proposal was submitted, Wentworth Shire was subject to the provisions
of State Environmental Planning Policy No. 44 - Koala Habitat (SEPP 44). SEPP 44 was repealed and replaced by
State Environmental Planning Policy (Koala Habitat Protection) 2019 (after lodgement of the planning proposal).
Under the new SEPP, parts of the site along the Murray River foreshore are identified on the Koala Development
Application map. Other parts of the site are identified as site investigation areas for the preparation of a Koala Plan
of Management. The Koala Habitat Protection SEPP areas are shown in Figure 2.

The submitted planning proposal was not accompanied by a biodiversity assessment. This was a key issue was
raised by both the Department in its Determination Report and earlier by Aurecon in its review of the planning
proposal.

It is understood that the site has largely been cleared and information verifying the approval for the land clearing

was submitted as additional information to Council during the assessment of the planning proposal. The southern
section of the site along the Murray River foreshore (to the south of the Sturt Highway) has not been cleared and
include areas mapped on the Koala Development Application Map in the Koala Habitat Protection SEPP.

As part of this review process, the Proponent was advised that a biodiversity assessment of the Murray River
foreshore areas should be undertaken by a suitably qualified expert prior to the IPC Gateway review. This
assessment would verify if there is potential or core Koala habitat or other threatened species populations or
ecological communities.

In the submission to the IPC, the Proponent has advised that the planning proposal is to be amended to exclude the
Murray River floodplain area from development. On this basis, the risk of impacts on the biodiversity values of this
area has been significantly diminished. A full assessment of ecology under the Biodiversity Conservation Act 2016
could be deferred to DA stage, should the site be rezoned, however it is recommended that a preliminary
assessment of vegetation types on the site and a risk assessment should be undertaken prior to rezoning, should
the planning proposal proceed past the LEP Gateway.
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Figure 2 — Extract from Koala Development Application Map
Source: DPIE

2.8 Utilities and infrastructure

The planning proposal as submitted provided little detail with regard to the quantum of overall development (e.g.

number of dwellings, commercial GFA), the timeframe for development or staging. This information is required to
enable an informed assessment of the required utility services in the context of overall existing capacity of utility

services or current planning for augmentation of these services.

Notwithstanding that the proponent has advised that the development is proposed to be delivered over a long
timeframe, the proposal will need to demonstrate long term infrastructure provision is feasible. During this review,
the Proponent was advised that consultation with Wentworth Shire Council regarding future upgrades to water and
sewer infrastructure and preliminary advice that future upgrades can be accommodated, should be undertaken and
included in the revised Planning Proposal to go to the IPC. This would also apply for electricity and other relevant
utilities.

The Proponent has submitted further information by way of a report to Wentworth Shire Councillors, dated 24 June
2020 (Attachment C), seeking endorsement to authorise the Mayor and General Manager to negotiate a developer
agreement for the provision of water and sewer infrastructure between Gol Gol and Trentham Cliffs to facilitate the
servicing demand generated by three developments. The upgrades would also facilitate water and sewer to an
additional 300 dwellings in Gol Gol. While the infrastructure proposed to be delivered to Trentham Cliffs would
potentially enable connection of services to the site, the resolution provides no information with regard to whether
such a future connection has been considered and whether the proposed infrastructure would have sufficient
capacity to service the development on the site . In the absence of any definitive information of the quantum of
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development and timing, the additional information is not considered to be adequate to support site specific merit for
the planning proposal.

Recommendation:

The planning proposal does not include sufficient information for the IPC to be able to establish if there is adequate
existing utility services capacity to service the development, nor is there adequate information to establish if there is
planned future capacity to service the development. In the absence of any definitive information of the quantum of
development and staging, the information provided by the Proponent is not considered to be adequate to establish
site specific merit for the planning proposal.

29 Bushfire Hazard

The site is mapped as Vegetation Category 1, Vegetation Category 2 and Vegetation Buffer on the Wentworth
Bushfire Prone Land map. The affected areas however have recently been cleared of vegetation. The Department’s
determination report stated that notwithstanding the clearing on the site, the Planning Proposal did not have regard
for managing and addressing bushfire hazard, as required by Ministerial Direction 4.4 — Planning for Bushfire
Protection.

The Determination report did however acknowledge that this issue could be addressed through consultation with the
Rural Fire Service following Gateway determination. Given the size of the site and the recent clearing of vegetation,
it is considered a reasonable position that the matter could be dealt with post-gateway and part of the on-going
design process, should gateway approval be endorsed.

Recommendation:

Given the extensive clearing of the site, bushfire is considered to be low risk to the site. This issue could be
addressed by way of a Gateway condition for a bushfire risk assessment to be prepared prior to public exhibition,
should the planning proposal be endorsed at Gateway.

210 Cultural Heritage

Clause 4 of Section 9.1 Ministerial Direction 2.3 requires that Planning Proposals contain provisions that facilitate
the conservation of:

b) Aboriginal objects or Aboriginal places that are protected under the National Parks and Wildlife Act 1974,
and

c) Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes identified by an Aboriginal heritage
survey prepared by or on behalf of an Aboriginal Land Council, Aboriginal body or public authority and
provided to the relevant planning authority, which identifies the area, object, place or landscape as being of
heritage significance to Aboriginal culture and people.

Generally, the above is satisfied by a survey undertaken in accordance with the Due Diligence Code of Practice for
the Protection of Aboriginal Objects (DECCW 2010). This report includes, at the very least, information with regard

to the location of any sites on the Aboriginal Heritage Management System (AHIMS) and a visual inspection of the

project area.

The correspondence included in the submitted planning proposal was signed by an Elder of the Barkinji People and
pre-dates the introduction of the Due Diligence Code of Practice. Notwithstanding this, the Planning Proposal was
prepared and submitted in 2015 which was 5 years after the introduction of the Code of Practice.

Clarification was sought from the Proponent as to whether Aboriginal Elder was a member of the Land Council.
This confirmation would have at least technically, meet the requirements of Clause 4 of Ministerial Direction 2.3.
The Proponent was also advised that the Planning Proposal would be strengthened by having a search of the
AHIMS database undertaken and any registered sites on, or in the vicinity of the site recorded.

The Proponent, in its submission to the IPC has reiterated that they understood the Elder to be recognised by the
NSW Government on cultural heritage issues. No substantiating information however has been provided to support
this, however.

Subsequent to the lodgement of the IPC submission, the Proponent forwarded details of AHIMS Register Aboriginal
Site Recording Forms for two sites located on the property (Attachment D). One site (ID 46-3-0198) is located to
the south of the Sturt Highway on the boundary of Lot 1 DP 1182353 and is a small midden. The second site (46-3-
0125) is an area located on the Murray River floodplain section of the site and is not described on the form.
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In the submission to the IPC, the Proponent has advised that the planning proposal is to be amended to exclude the
Murray River floodplain area from development. On this basis, the risk of impacts on the cultural heritage values of
Site 46-3-0125 have been reduced. The Proponent has advised that Site 46-3-0198, being located on the site
boundary, could be avoided in future detailed design of development on that part of the site

The Proponent has also made a commitment that a new survey, in accordance with the Due Diligence Code of
Practice for the Protection of Aboriginal Objects would be undertaken prior to public exhibition of the planning
Proposal should it proceed through the LEP Gateway. Should the planning proposal be endorsed at Gateway, it is
recommended that this requirement be a condition to be satisfied prior to public exhibition.

Recommendation:

Should the planning proposal be endorsed at Gateway, it is recommended that the Proponent undertake a cultural
heritage survey of the site in accordance with the Due Diligence Code of Practice for the Protection of Aboriginal
Objects prior to public exhibition of the planning proposal.

211 Traffic Impact Assessment

No traffic impact assessment was submitted with the planning proposal to enable assessment of the current level of
service of key intersections, any future changes to this level of service, and potential road infrastructure upgrades.
Such an assessment will require overall development yields for each type of development and timing of delivery of
the development. There is currently no information provided in the planning proposal regarding the ultimate
development yield or proposed staging. Notwithstanding the long timeframe for development proposed, this
information is required as part of any planning proposal for a rezoning of this scale and complexity.

The Proponent has advised in the submission to the IPC that consultation has been undertaken with Transport for
NSW (formerly Roads and Maritime Service) and that a traffic study would be required with any future significant
development application. The Proponent also submitted a newspaper article regarding a number of road upgrade
initiatives proposed by Wentworth Shire Council for the Buronga - Gol Gol locality including a second bridge
crossing of the Murray River near the site. The initiatives are part of a Council report to be submitted to the NSW
Government as part of the preparation of the Sturt Highway Corridor Strategy. No information regarding the
commitment or timing of these road initiatives was provided, however the proposed bridge crossing is
recommended in the Draft Buronga Gol Gol Structure Plan recently exhibited by Council.

Notwithstanding the above, given the size of the site and potential development yield, in the absence of a traffic
impact assessment, it will be difficult for the IPC to establish site specific merit for the development as proposed.

Recommendation:

The planning proposal does not include sufficient information for the IPC to be able to establish if the traffic
generated by the development is able to be accommodated on the surrounding road network. In the absence of any
definitive information of the quantum of development and staging, nor a traffic assessment report, the information
provided by the Proponent is not considered to be adequate to establish site specific merit for the planning
proposal.

Ethos Urban has been engaged to undertake an independent review of the additional information submitted for the
IPC Gateway review of the Planning Proposal to rezone Lot 1 DP 1182353, 6811 Sturt Highway, Mallee to enable
the land to be developed for tourism and commercial purposes. The purpose of this independent review is to
provide advice to the Independent Planning Commission as to whether, based on the additional information
submitted by the Proponent subsequent to the LEP Gateway, the planning proposal now demonstrates strategic
merit and site specific merit.

It is considered that the proposed changes to the planning proposal put forward by the proponent to withdraw the
concept master plan and exclude land on the Murray River floodplain will resolve a number of key concerns raised
by the Department in its refusal of the planning proposal at the LEP Gateway. These include biodiversity impacts,
particularly whether Koalas are present on the site, potential flood impacts associated with the development and
concern that the riverfront component of the development was canal estate development and therefore prohibited
development.

Ethos Urban | 2200260 11
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There are a number of issues raised by the Department that, in our opinion, based on the information submitted,
are not critical to demonstrating strategic merit or site specific merit and could be resolved post-Gateway, should the
IPC endorse Gateway approval. These issues include bushfire assessment, cultural heritage assessment and a
Phase 1 contamination assessment.

There are however still a number of outstanding issues for which, in our opinion, there is still insufficient information
for the IPC to be able to satisfy itself that the planning proposal exhibits strategic merit and site specific merit. These
issues are:

1.

A lack of any definitive information of the quantum of development, timing and staging, and an economic market
potential assessment that establishes and justifies the appropriate scale of the development and mix of land
uses. The impact of the proposed development for tourist, residential, retail and commercial uses on the locality
(Buronga Gol Gol) and wider sub-region is not quantified and therefore not adequately justified. The additional
information provided by the Proponent is not considered to be adequate to establish strategic or site specific
merit for the planning proposal.

The planning proposal does not include sufficient information to establish if the traffic generated by the
development is able to be accommodated on the surrounding road network both now and into the future. In the
absence of any definitive information of the quantum of development and staging, nor a traffic assessment
report, the information provided by the Proponent is not considered to be adequate to establish site specific
merit for the planning proposal.

The planning proposal does not include sufficient information to be able to establish if there is adequate existing
utility services capacity to service the development, nor is there adequate information to establish if there is
planned future capacity to service the development. In the absence of any definitive information of the quantum
of development and staging, the information provided by the Proponent is not considered to be adequate to
establish site specific merit for the planning proposal.

Yours sincerely,

A /4%7

Gordon Kirkby

Director

02 9409 4912
gkirkby@ethosurban.com
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North Bank Planning Proposal — review of submitted information and advice on additional
information required for consideration by the Independent Planning Commission

1. Clarification of Site to be rezoned

The planning proposal refers to the site as being Lot 1DP 1182353. This seems to be clear on the
Deposited Plan map that accompanied the planning proposal (below left), however a search of the
NSW Government Spatial Services website (Sixmaps) shows a different lot boundary on the Murray
River in the south east corner of the site (below right) and includes areas zoned W1 Natural
Waterways under Wentworth LEP 2011. This requires clarification as the consent master plan image
also shows some development in this location.

Lot 1 DP1182353

2. Economic justification for the development

The proposed concept masterplan which the planning proposal includes would facilitate a significant
increase in the supply of land for residential, commercial, retail and tourist related uses. While the
Far West Regional Plan 2036 includes a number of Directions and Actions supporting tourism
development in the region and Wentworth LGA, the development, as proposed in the planning
proposal and concept master plan is not included in the current strategic plans for the locality
including the Wentworth Local Strategic Planning Statement and the draft Gol Gol Structure Plan.
These are both recent strategic planning documents and convincing economic justification is
required for the IPC to depart from them. This information is critical in establishing strategic merit
and needs to be undertaken by a suitably qualified expert in economic assessment. The current
Planning Proposal lacks any quantitative analysis of the proposed land uses in terms of areas and
potential floorspace that could be generated. This information is fundamental to any planning
proposal that changes or intensifies land use, particularly in the absence of any Council economic
study or strategy and is required for Gateway determination.

There is the need to undertake an economic market potential assessment, which will be required to
investigate the economic need for the project. In addition, any likely impacts on existing or proposed
facilities in the area should also be included as part of an economic impact assessment.



While details on the specific composition and timing of the development is yet to be determined,
the type of analysis required in an economic assessment would include:

- Customer segments likely to utilise facilities at the project (i.e. residents, workers,
tourists)

- Analysis of the local resident demographic profile (age, income, household
structure, population growth etc.)

- Analysis of visitor/tourist profile (demographic, age, level of expenditure, length of
stay, reason for visiting etc.)

- Forecast growth rates for each customer segment to determine future demand
(taking into account government policies or strategies/vision for the region)

- Audit of existing (and proposed) facilities and uses in the catchment area (this would
evaluate the existing supply/competition) including but not limited to:

1. Retalil

2. Commercial

3. Accommodation

4. Tourist activities/recreation

For each of the above, a review of characteristics such as location, size and quality, price point, offer,
vacancy rates and occupancy would be recommended.

- Based on the above assessment, a review of the economic need or opportunity can
be undertaken to determine the size and type of uses likely to be supportable in the
market. This can identify any ‘point of difference’ or gap in the market currently and
in the future based on projected growth.

- Assessment of the likely impact of any future development on existing (and
proposed) facilities in the broader region would also need to be undertaken as the
project progresses through the planning stages but this could be the subject of a
separate economic impact assessment.

3. Contamination

Ministerial Direction The land has formerly been used for agriculture and intensive horticulture.
SEPP 55 requires a phase 1 assessment of the site. A Phase 1 assessment is a high level desktop
assessment that looks at the current and historic uses on the land and advises whether there is the
potential for contamination on the site. If potential areas are identified then a more detailed Phase 2
assessment (on site testing) is undertaken. The Phase 2 assessment is generally undertaken at the
development application Stage, unless the Phase 1 investigation identifies a significant risk of
contamination. As stated, the former use of the site for agriculture of intensive horticulture is an
automatic trigger for a Phase 1 assessment, as are any current or former quarry areas on the site.

An aerial photo view of the site would indicate however, that the site would be largely free from
specific activities that generally create contamination concerns (farm sheds, petrol tanks, sheep dips
etc). Notwithstanding this, A Phase 1 assessment by a qualified contamination expert should be
undertaken prior to the Gateway Review.



4. Flood Assessment

The Department has raised the lack of a flood assessment as a key issue as this is required by the
Section 9.1 Ministerial Direction 4.3 — Flood Prone Land. | have sought clarification on this matter
with Michele Bos at Wentworth Shire Council in terms of the recent flood modelling undertaken
which is shown in the draft Buronga Gol Gol Structure Plan, recently on public exhibition. The flood
modelling shows the 1 in 100 year flood event for a small portion of the Planning Proposal area but
the information discontinues on the site. Notwithstanding this, the information would indicate the
majority of the site to be flood free, with flood affectation likely to be located along the Murray
River shoreline and largely in alignment with the change in topography and vegetation in this area.
This area in particular will require further flood assessment to establish the flood depth and hazard
on this part of the site. The concept master plan for the site that accompanied the planning proposal
does show some development in the area likely to be below the flood planning level on the Murray
River foreshore. It is recommended that these areas be revised to remove any sensitive or habitable
development from this area unless it can be demonstrated that the flood risk is acceptable, which at
present has not been established.

It is noted that a recent Planning Proposal for the Kelso Station site, north of Wentworth on the
Darling River was granted conditional Gateway Approval which deferred flood assessment to being
required prior to public exhibition on the basis of revised advice from the Department. The
Independent Planning Commission may also agree to defer this information requirement, however
would only be likely to do so on the basis that land use and subsequent development in this area be
clearly described as being subject to the results of the flood assessment.

5. Current Economic Value of the Land for Agriculture

Information submitted to Council in response to this issue lacked any quantitative basis. Having said
this, there does not appear to have been any significant intensive horticultural activities undertaken



historically on the site and aerial photos confirm that recent uses are extensive dryland grazing
which is lower value. The site is also not in a defined irrigation district. This use would be resolved
with verification from an agronomist or other qualified expert that the land is not high value in terms
of agricultural production. In formation on any water liecences, or lack of, associated with the land
should be provided.

The site does adjoin land developed for horticulture. The Planning Proposal needs to include a
provision to the effect that adequate buffer areas to adjoining horticulture will be included in the
detailed design of the development to prevent land use conflict.

6. SEPP 50 Canal Estate Development

Canal Estates are prohibited in NSW under SEPP 50. The Department has questioned the design of
the beach swimming lagoon area in this regard. We don’t agree that this an issue that, in itself,
requires resolution at Gateway as there would be the opportunity for the detailed design of this area
to be informed by SEPP 50 and designed to be a permissible development. Notwithstanding this, the
submission to the IPC should clarify that future design for this area will ensure compliance with SEPP
50 and that the future development would not be a canal estate.

7. Ecology / Koala Habitat

It is understood that the site has largely been cleared and information verifying the approval for the
land clearing has been submitted as additional information to Council. In regard to Koala habitat, the
assessment of the planning proposal was undertaken while the former SEPP 44 Koala Habitat was in
force. The SEPP was repealed in February 2020. SEPP 44 required an assessment of habitat to
determine if vegetation on the site was Potential Koala Habitat and if so a further more detailed
assessment is undertaken to determine if the site is Core Koala Habitat in which a population of
Koalas is known to be present. Large areas of the site north of the Sturt Highway, have been cleared
and would have been unlikely to contain feed tree species schedule in the SEPP. However, the parts
of the site along the Murray River foreshore are likely to include River Red Gum which, if this species
constitutes at least 15% of the total number of trees in the upper or lower strata of the tree
component, would make it potential Koala habitat. These areas are limited on the site and an
assessment of whether they constitute Potential Koala Habitat or Core Koala Habitat should be
undertaken by a suitably qualified expert. These parts of the site along the river foreshore, it should
be noted, are mapped on the Koala Development Application Map or as being investigation areas for
Koala Plans of Management under the new Koala Habitat Protection SEPP, therefore an assessment
will be required as to whether there is core Koala habitat prior to any development taking place.

An ecological assessment would generally accompany a planning proposal of this scale in a non-
urban context. Given the majority of the site is now cleared, such an assessment would not be likely
to be significant or time consuming in terms of verifying if there is Koala habitat or other threatened
species populations or ecological communities. A full assessment of ecology under the Biodiversity
Conservation Act 2016 could be deferred to DA stage, should the site be rezoned, however a
preliminary assessment of vegetation types on the site should be undertaken.

8. Utilities and infrastructure

You will need to consult with utility providers regarding their long term plans and ability to service
the site. The Planning Proposal lacks detail with regard to the number of potential residences and

non-residential floorspace. The ability to service the development will be a key determinant of its

strategic merit. Notwithstanding that the development is proposed over a long timeframe, the



proposal will need to demonstrate long term infrastructure provision is feasible. Consultation with
Wentworth Shire Council regarding future upgrades to water and sewer service and preliminary
advice that future upgrades can be accommodated, should be undertaken and included in the
revised Planning Proposal to go to the IPC. This would also apply for electricity and other relevant
utilities.

9. Bushfire Assessment

The site is mapped as Vegetation Category 1, Vegetation Category 2 and Vegetation Buffer on the
Bushfire Prone Land map. The affected areas however have recently been cleared of vegetation. The
Department’s determination report stated that, notwithstanding the clearing on the site, the
Planning Proposal did not have regard for managing and addressing bushfire hazard, as required by
Ministerial Direction 4.4. The Determination report did however acknowledge that this issue could
be addressed through consultation with the Rural Fire Service following Gateway determination.

10. Cultural Heritage

Ministerial Direction 2.3 requires that Planning Proposals contain provisions that facilitate the
conservation of:

b) Aboriginal objects or Aboriginal places that are protected under the National Parks and
Wildlife Act 1974, and

c) Aboriginal areas, Aboriginal objects, Aboriginal places or landscapes identified by an
Aboriginal heritage survey prepared by or on behalf of an Aboriginal Land Council, Aboriginal
body or public authority and provided to the relevant planning authority, which identifies
the area, object, place or landscape as being of heritage significance to Aboriginal culture
and people.

Generally, the above is satisfied by a survey undertaken in accordance with the Due Diligence Code
of Practice for the Protection of Aboriginal Objects (DECCW 2010). This report includes at the very
least information with regard to the location of any sites on the Aboriginal Heritage Management
System (AHIMS) and a visual inspection of the project area.

The correspondence included in the Planning Proposal is signed by an Elder of the Barkinji People
and pre-dates the introduction of the Due Diligence Code of Practice. Notwithstanding this, the
Planning Proposal was prepared and submitted in 2015 which was 5 years after the introduction of
the code of Practice.

Clarification should be provided as to whether Aboriginal Elder was a member of the Land Council.
This will at least technically meet the requirements of Ministerial Direction 2.3. However, the
Independent Planning Commission would be expected to raise this issue as part of their
consideration. The Planning Proposal would be strengthened by having a search of the AHIMS
database undertaken and any registered sites on, or in the vicinity of the site recorded. A
commitment should also be made that a new survey, in accordance with the Due Diligence Code of
Practice for the Protection of Aboriginal Objects Would be undertaken prior to public exhibition of
the planning Proposal should it proceed through the LEP Gateway.

11. Traffic Assessment

For a large development such as North Bank proposal, a traffic assessment should be submitted with
the Planning Proposal to be able to assess the current level of service of key intersections, any future
changes to this level of service and potential road infrastructure upgrades. Such an assessment will



require overall development yields for each type of development. There is currently no information
provided in the Planning Proposal regarding the ultimate development yield or proposed staging.
Notwithstanding the long timeframe for development proposed, this information is required as part
of any planning proposal for a rezoning of this scale and complexity. Given the location and generally
low traffic environment, it could be argued that this issue could be deferred to be undertaken prior
to exhibition. However, there is no guarantee that the IPC will agree to this.
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5 July 2020

Gordon Kirkby
Ethos Urban

Dear Mr Kirkby

SUBMISSION RE IPC CONSIDERATION OF NORTHBANK
We make further submissions as follows:
Need for Site View and Regional Viewing

We submit it is impossible for the Northbank Planning Proposal to be fairly
assessed without the IPC visiting the site in our presence. There are many
issues such as bushfire and koalas that would not be raised if the cleared site
had been viewed.

A visit to the Mildura and Buronga Gol Gol region would allow IPC members
to appreciate both the tourism opportunity and the absence of recreation,
tourism accommodation and retail activities in Buronga Gol Gol. Someone
who knew the Mildura/Wentworth area well would find the need for further
tourism development to be self-evident.

Gateway not an EPI and required investigations should be Gateway
conditions

We have attached an extract from the LEC Case Moorebank Recyclers v
Tanlane where it was determined that neither the making of a planning
proposal or a gateway determination involved the making of an environmental
planning instrument (EPI). In that case requirements to consider
contamination were required prior to making of the LEP but not prior to
making the Gateway.

Also we attach the Department's “A guide to making planning proposals”
which repeatedly mentions that the Planning Proposal is meant to identify
issues for further investigation after the Gateway. For example in Section 1.3
“The actual information / investigation may be undertaken after a Gateway
determination has been issued and if required by the Gateway determination”.

In our case we submit that, where required and relevant, further detailed
information/study should occur after making of the Gateway Determination
rather than before it.

Grand Junction Pty Lid
PO Box 448 Wentworth NSW 2648
Email Kathryn@agrandjunction.com.au T 03 5027 2461
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Concept Plan

The Concept Plan was always intended to be indicative and not be a “quasi
development application”. We believe that to assess the Planning Proposal
by detailed critique of a drawing is not supported by NSW Planning Law.
Nevertheless we accept that the Concept Plan has distracted from
consideration of the Planning Proposal. The Planning Proposal zonings allow
greater tourism uses (especially tourist and visitor accommodation and indoor
tourist attractions/ tourist retail) but does not seek approval for any
development.

For this reason we withdraw the Concept Plan.
Floodplain Area

Approx. 3% of the site is on the Murray River Floodplain. This part of
Northbank is adjacent to the river and/or a billabong that is part of the
Northbank land. The majority of issues raised about Northbank (koala
habitat/canal estate/biodiversity/flood issues) relate to this circa 3% area of
the site and not the circa 97% of the site that flood free and largely cleared
land.

For this reason we suggest the part of the site in the Murray River Floodplain
be excluded from the Planning Proposal. We previously suggested this to
Gary White but received no response.

1. Clarification of the Site

The NSW cadastre is updated when new/revised plans are deposited with
NSW LRS. In this case the last survey confirmed the billabong (zoned W1) is
part of Lot 1 DP 1182353. As per above we propose the riverine area be
excluded from the Planning Proposal.

2. Economic Justification for the Development

As this is the major point raised by Ethos Urban we have responded in greater
detail in the attached Document “Northbank Strategic Support and Economic
Study”.

3. Contamination

The land has been used for grazing in the past but not for at least 15 years.
Yards and sheep handling infrastructure is not and has not been located on
the land. Western Lands and Wentworth Council (not the owners) have taken
gravel from the site previously and both were under obligations not to
contaminate land. The land has never been used for intensive horticulture.

No other contaminated land studies have been required for grazing land in
Wentworth for other Planning Proposals.

We are confident there are no site contamination issues but would be
agreeable to a Gateway Condition requiring a Phase 1 Contamination
Assessment and / or Stage 2 if there are issues of concern raised.

Grand Junction Pty Ltd
PO Box 448 Wentworth NSW 2648
Email Kathryn@grandjunction.com.au T 03 5027 2461
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We believe this is consistent with the findings in the LEC Case Moorebank
Recyclers v Tanlane referred to above.

4. Flood Assessment

As per above we suggest the part of the site in the Murray River Floodplain be
excluded from the Planning Proposal. The vast amount (circa 97%) of the site
is unaffected by flooding.

Ethos Urban correctly mentions the Gateway Approval for the Kelso Planning
Proposal was granted subject to a Flood Study. This Gateway Approval
subject to Flood Study also took place for the Jewel Markets Planning
Proposal in Gol Gol.

5. Current Economic Value of the Land for Agriculture

The land is not currently being used for agriculture and contains a fix of sandy
and rocky ground. The land has never been used for horticulture or dryland
cropping.

The owners have other land north of Lot 1 DP 1182353, which is very suitable
for horticulture (deep sand) so our focus is using the land close to the highway
for tourism and land further away for horticulture.

Wentworth Shire has approx. 100,000 acres of more cleared land suitable for
horticulture and there is not the water or money to plant it with horticulture.
Notwithstanding this the Gateway Approval could be made conditional upon
analysis of this issue.

6. SEPP 50 Canal Estate Development

As per above we suggest both the Concept Plan and the part of the site in the
Murray River Floodplain be excluded from the Planning Proposal. We
previously suggested this to Gary White but received no response.

In any event there is nothing in the Northbank Planning Proposal that meets
the definition in Clause 3 (c) of SEPP 50, which requires filling of land to raise
the level of flood-prone land. No filling of land is proposed as part of
Northbank.

7. Ecology/Koala Habitat

As per above we suggest both the Concept Plan and the part of the site in the
Murray River Floodplain be excluded from the Planning Proposal. We
previously suggested this to Gary White but received no response.

The Northern Region Gateway Determination Report stated there was
inconsistency with SEPP 44 Koala Habitat while the proponent had detailed in
its 6 November 2017 letter that there are no records of koala sitings on the
property or in Wentworth Shire and stated a Biodiversity Assessment could
incorporate confirming that there are no koalas in this location.

Grand Junction Pty Ltd
PO Box 448 Wentworth NSW 2648
Email Kathryn@grandjunction.com.au T 03 5027 2461
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We note that the new Koala Habitat Protection SEPP was introduced just after
the 2020 bushfires, approximately three (3) years after we first submitted the
Planning Proposal. There is no recent evidence of koalas in Wentworth Shire
or at Northbank but we have now proposed to exclude all red gum habitat
from the Planning Proposal.

After excluding the circa 3% floodplain area the site is virtually all cleared.
Nevertheless a Biodiversity / Ecology Study could be a condition of the
Gateway Approval.

8. Utilities and Infrastructure

We attach an extract from the most recent Wentworth Council meeting (24
June 2020) which details the extension of town water and sewer past/through
Northbank to Trentham Cliffs.

Our Planning Proposal noted Northbank is adjacent to the Shire Water
Treatment works and is dissected by the Sturt Highway and electricity lines.

Again an infrastructure-servicing plan could be a condition of a Gateway
Approval but this is a requirement of every development application. Services
adjacent to the site show that infrastructure access is one of the site
strengths.

9. Bushfire Assessment

The site is cleared and there is no bushfire risk. This shows the importance of
an on-site viewing, as no one who went on the site would raise this as an
issue.

10. Cultural Heritage

We understand the Elder was recognized by the NSW Government as
qualified on cultural heritage issues. Notwithstanding that the letter from the
Elder was obtained for purposes of supporting modification of the
development consent for removal of native vegetation, which has since taken
place.

No development is currently proposed and the site is cleared but we can
obtain an AHIMS Report.

11. Traffic Assessment

Northbank did consult with RMS re traffic and suggest a traffic study would be
required with any significant future DA. Given Northbank is dissected by the
flood free Sturt Highway it has excellent road access.

We have attached an article on the Buronga Gol Gol Interface Report. The
Report includes a detailed hypothetical analysis of developments in the
Buronga Gol Gol area including a hypothetical analysis of traffic impacts from
Northbank. = The Draft Buronga Gol Gol Structure Plan has since
recommended a major roundabout and Murray River Bridge at Northbank.

Grand Junction Pty Ltd
PO Box 448 \Wentworth NSW 2648
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The Draft Buronga Gol Gol Structure Plan proposal for a 2" Murray bridge
crossing and roundabout would make Northbank a central site in the BGG
area as it will mark the Eastern entry to BGG. A future bridge east of Gol Gol
has many more benefits than expansion of the George Chaffey Bridge. If a
new bridge is relatively close to BGG there will be numerous benefits to BGG
residents in addition to the benefit of diverting truck traffic away from BGG
and Mildura.

Yours sincerely,

Bob Wheeldon
Director, Grand Junction Pty Ltd

Grand Junction Pty Ltd
PO Box 448 Wentworth NSW 2648
Email Kathryn@grandjunction.com.au T 03 5027 2461
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NORTHBANK STRATEGIC SUPPORT AND ECONOMIC STUDY

Summary of key supporting Strategies and Economic Studies

1. Far West Regional Plan lists

Action 5.9 states “Identify opportunities for tourism and associated land uses in
local plans”

2. Murray Regional Tourism Destination Management Plan lists “Wentworth
Riverfront Development (The development of a large-scale riverfront eco
resort in close proximity to Mildura and Wentworth) as a Tier 1 project for
the Western Murray. This has separately been confirmed to be Northbank.
Northbank is one of only three Tier 1 Projects in Wentworth Shire and the
only one not based upon Government funding.

3. Western Murray Regional Economic Development Strategy lists in its
“Infrastructure Priorities” “development of the Wentworth Riverfront and
Eco-Resort. Again the Wentworth Eco-Resort has been confirmed to be
Northbank. Indeed the “Infrastructure Priorities in the Western Murray REDS
are the same as the priority projects in the Destination Management Plan.

The abovementioned Strategies and Plans are supported by data of the
nature identified as important by Ethos Urban. For example the Western
Murray REDS was prepared by The Balmoral Group and is supported by a
67-page “Supporting Analysis” document and the Western Murray area only
covers Hay, Balranald and Wentworth Shires. Similarly the Murray Regional
Tourism Destination Management Plan was prepared by Urban Enterprise
Consultants and is supported by “surveys undertaken by Tourism Research
Australia, the National Visitor Survey and the International Visitor Survey.
Where applicable, data from the ABS is used to support the analysis.

We believe it is reasonable to assume that the NSW Government would
accept and take as read the content of its own strategies and plans and we
should not have been expected to re-quote data from these plans/strategies
at a Gateway Stage.

Economic Study

Ethos Urban has for the first time detailed some clear parameters for the
economic analysis of a development proposal. However, in this case there is
no development proposal, simply a Planning Proposal to make tourism and
related business uses permissible. Also it is not possible to conduct any such
study during Covid and in the short time before the IPC hearing.

As per the section above the Supporting Analysis for the Western Murray
REDS and the supporting documents for the Murray Destination Management
Plan provide much of the information identified by Ethos Urban.

That said we would be prepared to conduct further economic study after the
Gateway Approval. No rezoning would proceed unless the economic study
Grand Junction Pty Ltd
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supported the project. We don’t believe it is reasonable to require an
economic study prior to the Gateway Stage.

Further the attached analysis of 17 Planning Projects for tourism in regional
NSW shows an Economic Study was not required on any other occasion. In
one instance (Golden Bear Resort at Pokolbin) there may have been an
economic report but it is not available on the Dept. Planning website.

Wentworth is a low socio economic area with a significant need of investment.
Given the three-year process for assessment of the Planning Proposal further
investment in Northbank is not viable unless a conditional Gateway Approval
is obtained.

Wentworth LSPS and Draft Buronga Gol Gol Study

Wentworth Shire’s very specific and unanimous endorsement of the
Northbank Planning Proposal of three years ago incorporated the benefits a
tourism resort would have for BGG residents in amenities. Wentworth has
since been required to update the Buronga Gol Gol Structure Plan and
prepare an LSPS without the Northbank Planning Proposal being resolved.

Wentworth Shire’s adopted LSPS builds upon the coordinated direction of the
Far West Plan, Riverina Murray REDS and Western Murray REDS. To quote
page 18:

This planning priority sets in place a land use planning framework to support and grow
tourism in the Wentworth Shire and aligns with the projects outlined in the Riverina Murray
Destination Management Plan, strategic land use directions in the Far West Regional Plan
2036 and the Western Murray Regional Economic Development Strategy.

The Draft Buronga Gol Gol Structure Plan 2020 (“Draft Structure Plan”)
includes allowance for significant increase in the Buronga Gol Gol (BGG)
population and fills in many gaps but we believe possible Northbank
tourism/lifestyle amenities will complete the Structure Plan.

The Draft Structure Plan proposes a new Murray River Bridge crossing and
major roundabout at Northbank.

Without Northbank BGG will have great sporting infrastructure, two pubs,
one/two supermarkets and a small number of café/specialty stores only.
Residents will still have to go to Victoria to watch the movies, do most
shopping or engage in most non-traditional sport/recreation. Northbank fits
seamlessly into the Structure Plan by potentially providing a range of
entertainment and hospitality services that both residents of BGG, Mildura
and tourists will use. If Northbank caters for these three markets then a larger
range of services will be viable.

Council has announced the Draft Structure Plan will be considered at the
August 2020 Council Meeting.

Grand Junction Pty Ltd
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EPA Act and NSW 2021 Plan

Northbank on Murray will support the sustainability and growth of the small
community of Gol Gol in far southwest NSW. The EPA Act in Object 5(a)(l) talks of
“......cities, towns and villages for the purpose of promoting the social and economic
welfare of the community and a better environment”. Please note the reference to
towns and villages, not just cities. It is our view that the Department has
inadequately considered the social and economic welfare of the community in the

case of Northbank on Murray.

The NSW 2021 Plan has as Goal 3 “DRIVE ECONOMIC GROWTH IN REGIONAL NSW”.
Further it states “Our strategy is to encourage decentralization — steady and
strategic growth in our regions. This will require a focus on regional infrastructure
and job creation. Actions to support job growth include....Develop Regional Action
Plans which harness business opportunities and address impediments to growth in
each region........ Support regional business growth through tailored programs and
local facilitation services......Our strategy to increase the population in regional NSW
will support balanced population growth across the State, invigorating regional
economies and relieving congestion pressures within Sydney”.

Far West Plan and earlier Draft Murray Regional Strategy

In May 2017 the NSW Planning Minister released the Far West Regional Plan:

* Minister Roberts introductory letter states, “Significant opportunities exist
for tourism, taking advantage of unique ‘outback’ experiences, dynamic
communities, as well as European and Aboriginal culture”.

* Direction 5: Promote tourism opportunities states “The region appeals to
domestic and international visitors as it offers an authentic outback
experience.....Tourism opportunities that help to extend the time visitors
spend in the region need to be further explored.....Tourism generates
employment and business growth that contributes to better economic
outcomes for Aboriginal communities.

e Action 5.6 states “Investigate development of a tourism trail between
Balranald, Wentworth, Mallee Cliffs [where Northbank is located], Mungo
and Yanga floodplains”

e Action 5.8 states, “Align local land use and tourism strategies with the
relevant Destination Management Plan [here the Murray Region Tourism
Destination Management Plan and Northbank is in this Plan as a Priority
Project]”.

e Action 5.9 states “Identify opportunities for tourism and associated land uses
in local plans”

* Action 21.6 states, “Consider cross-border land use, infrastructure and
tourism strategies when planning for the region.”

* The Local Government Narrative for “The region’s south — the meeting point
of the Murray and Darling rivers” states priorities are “Promote tourism
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Email Kathryn@grandjunction.com.au T 03 5027 2461
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opportunities....... Foster strong cross-border networks and connections with
neighbouring Victorian settlements, including Mildura......... Expand tourism
activities and visitor experiences......Expand tourism opportunities and
experiences”

Action 5.9 is also identified as a Short Term priority but it is almost impossible that
this Action can be met in DPE’s nominated timeline. Given we are in 2020 already
the Action will not be met unless the Northbank Planning Proposal is supported.

The Draft Murray Regional Strategy of October 2009 discussed tourism in more
detail than the Far West Regional Plan does. It stated on page 33 “Continued growth
in tourism is strongly supported as a way to build the economic strength of the
Murray.......Tourism will strengthen the economic vitality of the Region. It will build
on the environmental assets and the social and cultural identity of the Region.
Tourism will be sustainable and not deplete or degrade the environment of the
Murray.......Tourist development in the Region will help to make towns and villages
more sustainable.....Where possible, sites identified for new large scale tourist
related development will be in or adjacent to existing settlements”.

Wentworth Region Community Strategic Plan 2013-2023

The Wentworth Region Community Strategic Plan 2013-2023 is structured into 3 Key
“Visions”. Vision 1 (Page 14) “We want to be vibrant, growing and thriving
community”, Vision 2 (Page 18) “We want to strengthen the natural and built
environment” and Vision 3 (Page 22) “We want enhanced community and civic
leadership”. In particular on page 16, “1.0 - Increased economic development and
growth” is of particular relevance and in more detail the sub-points “1.1 — Cultivate
and develop a strong and vibrant tourism industry”, “1.2 — Identify new opportunities
and actively encourage increased investment into industries such as tourism ....”.

The proposal is consistent with the vision outlined in the Community Strategic Plan
by facilitating the development of and investment in the tourism industry and
business, using the most efficient process to allow the development to proceed and
will provide employment opportunities during the construction and operational
phase of the development.

Wentworth Shire Council Economic Development Strategy 2011-2016

When reviewing the above strategy document, section 1.4 looks at “Key Actions” for
the council. In particular, action point 1.4.1 on page 3 looks at “Tourism and

Promotion of the Region” The strategy as stated is to “Promote the region and grow
tourism”.

The planning proposal is consistent with the strategy as it seeks to provide an

opportunity for a local landowner to develop an extensive tourism facility that will

assist in drawing more tourists to the Wentworth Council area, as well as the
Grand Junction Pty Ltd
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Sunraysia region and provide a range of experiences for tourists with a Murray River
aspect.

The strategy supports the growth of small business, of which this planning proposal
seeks to achieve permissibility for a range of commercial tourism enterprises.

The proposal will also provide a net community benefit through ongoing
employment opportunities in the retail and building trades, both during the
construction and operational phase.

The Regional Development Australia Murray Regional Plan 2013-2016

The RDA Murray Regional Plan 2013-2016 states on Page 18 that ‘There are obvious
sub-regional distinctions between various economic activities. The Western part of
the region has a strong emphasis on fruit, nut, vegetable and wine production’. On
page 21 the report also states that “The region is primarily a holiday and leisure
market with more than half of all tourists visiting the area for this reason. The
natural Beauty of the region is a key driver with the Murray River a major
attraction”, and ‘A significant proportion of visitor expenditure is likely to be spent
on retail, accommodation and food service businesses, thus boosting these small
scale businesses in the region.’ Relevant Key Tourism Opportunities listed on page 21
of the report include:
* Invest and enhance golf infrastructure
* Encourage and develop quality dining at key tourist destinations and regional
centres, with a focus on providing opportunities for riverfront dining
* Development of large and iconic festivals and events, particularly at key
accommodation nodes, that have synergies with the product strengths of the
region and destination
* Development of conference infrastructure
* Diversify the accommodation base across the region — need for more self
contained apartments, higher quality backpackers, high quality branded
accommodation at primary tourism nodes

Located in the south west corner of New South Wales, economic drivers for the
Sunraysia region are irrigated horticulture, dry land agriculture and tourism driven
by the popularity of the Murray River and the mild Mediterranean climate.

The planning proposal is consistent with this plan as it seeks to expand and improve
the existing tourism facilities which will inevitably contribute to and compete with
the range of accommodation and activities currently provided on both sides of the
Murray River.

Grand Junction Pty Ltd

PO Box 448 Wentworth NSW 2648
Email Kathryn@grandjunction.com.au T 03 5027 2461



GrandJunction

Economic Development Strategy for Regional NSW January 2015

On Page 4 of the document in the Executive Summary section, the Strategy identifies
five goals to enable economic growth:

Promote key regional sectors and regional competitiveness

Drive regional employment and regional business growth

Invest in economic infrastructure and connectivity

Maximise government efficiency and enhance regional governance

Improve information sharing and build the evidence base

The planning proposal is consistent with this strategy, as it will provide local
employment opportunities and business growth in the municipality, while
contributing to growing the number of tourists coming to the local region.

Mildura Destination Management Plan — Discussion Paper

Page 8 of The Mildura Destination Management Plan discussion paper outlines the
“Specific issues that a Mildura Destination Management Plan should address” and
states “Identification of Game Changing Projects which will help invigorate the
Mildura visitor economy and provide new motivators for visitation”. We believe that
the vision that is held for the site once rezoned to SP3 Tourist will indeed be a
“Game Changing Project”.

The second dot point on page 8 of the discussion paper also addresses another key
need stating “Better utilization of the Murray River as an asset: This includes
consumer and visitor interaction; leisure, dining and accommodation
facilities/activities as well as indigenous, cultural and heritage experiences that
interact with the Murray River”. The vision of the project is indeed to show case the
Murray River whilst enhancing the aspects listed above with a plan to becoming the
premier showcase attraction, not only in the Mildura region but the entire Murray
Region.

Murray Region Tourism Board Strategic Plan 2015-2020

On page 5 of the plan in the Executive Summary section the Murray Region Tourism
Board states “Our key aim is to grow visitation by developing a quality visitor
experience....” and then on page 8 they outline “Our Vision is to hold our rightful
place as one of Australia’s most vibrant and iconic tourism destinations focused on
the legendary Murray River.” On page 20, the report outlines a Key Performance
measures as “Increase in investment in tourism assets and infrastructure measured
by LGA area & Grow the economic contribution of the events sector by 10%”.

Grand Junction Pty Ltd
PO Box 448 Wentworth NSW 2648
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In their vision for the region by 2020 on page 24, they state the following:

* Increased visitation in the Murray Region by 4.5% from 5.46 million to 5.72
million.

* Increased employment contribution of the tourism sector by 1100 jobs and
an increase in the overall percentage contribution of tourism jobs as a
proportion of total employment in the Murray Region.

* Increased investment and participation by our public and private
stakeholders.

* Continued improvement of the quality of our visitor experience by attracting
investment in infrastructure developments that are visitor focused and
inspired.

* Increased destination appeal by the delivery of authentic experiences.

The planning proposal is consistent with all the above stated visions by the MRTB.
We believe that the site will allow the development of a major drawcard and feature
attraction, which will bring people to the area just to experience our product but will
also increase the benefits to all other tourist operators in the area as well as the
overall economy. We anticipate creation of jobs by both the investment into
development and construction, but also the ongoing operations of the tourist
facilities located within the development.

The vision of the site is also drawn from gaps and opportunities identified within the
MRTB Destination Management Plan, which responds to the need for new
developments that are visitor focused and inspired.

Murray Region Tourism Board Destination Management Plan 2012

In the Executive Summary (page ii) section of the Murray Region Tourism Destination
Management Plan they have identified several key aspects that should be focused
on to enhance the economic viability of the area.

“The main theme to be taken out of the research is that the region should be
promoting and developing the river further: the Murray River is the unique and
defining attribute.” They also stated, “The second overarching theme identified in the
research and consultation is the need for development of visitor activities at
destinations throughout the region...”

They also state in the Executive Summary under other key points that “There has
been a decline in visitation to the Murray over the past decade, particularly people
aged 15-44;” which suggests that families & young people are not catered for in the
region. Further to this, they also state “Visitation forecasts based on recent visitation

Grand Junction Pty Ltd
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trends and ABS population growth forecasts indicate limited growth over the next
decade, unless investment in new tourism product is achieved.”

Within their direct visitor research section of the executive summary (page ii) they
state, “The survey indicates that one of the factors in determining holiday
destinations is the availability of low cost accommodation, which indicates support
for the development of backpackers and serviced apartments.” The management
plan continues on “Therefore, the emphasis on the development of both the
National Parks and tourism opportunities on the river align with the results of the
direct visitor research” and “The survey indicates that the development of food,
wine, unique accommodation may attract visitors who have not travelled to the
Murray Region before”.

Of note on Page 4 of the DMP, they found that “The Murray has large
accommodation capacity, but there are many 3 to 3 % star motels that require
refurbishment to retain market competitiveness;” and then on page 5 they identify
further opportunities as “There is a need to reinvest in and establish a range of new
tourism product across the Murray: many areas lack a range of visitor activities and
many of the existing products are in need of a refresh. This was seen as a significant
impact on the appeal of the Murray Region as a family destination” and they also go
onto note that “The waterfront and the river has been underused and undersold to
visitors, and presents the main opportunity for development, including improved
visitor access;” and “There is a need to diversify the accommodation stock in the
region, and there is demand for more accommodation on the riverfront.”

The Destination Management Plan also identified that one of the key gaps and
development opportunities are that of “Destination Development” which highlights
the need to increase the range of product available in the region. Specifically they
have identified: “Improvement of river access infrastructure; designated safe
swimming areas; Development of riverfront dining and accommodation; and a
more diverse range of food and accommodation options.”

The rezoning of this site to SP3 Tourist will allow a development to occur that will fill
a number of the gaps identified by the Destination Management Plan. The vision has
been based around the shortfall and gaps identified. The location of the site is
perfect for tourism in that it is adjacent to a rapidly growing town and as such can
both support and utilize existing and future infrastructure requirements, without
impeding on the amenity of the town or reducing its capacity to develop further
residential lots.

The 2012 Destination Management Plan states that without new tourism offerings
the Murray region will not be able to reach its required projections to be viable
contributors to the economy. The NORTHBANK site offers a unique opportunity to
capitalize on so many of the gaps and opportunities identified.

Grand Junction Pty Lid
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Summary

Destination NSW and Dept. Premier and Cabinet have analysed the Western
Murray Economy and Tourism Market in detail and determined that Northbank
is a priority project in the region’s Destination Management Plan and the
Western Murray Regional Economic Development Strategy.

Pursuant to Direction 5.8 of the Far West Regional Plan 2036 -
Implementation Plan 2017-19 Council is required to amend its LEP and

strategies to implement this as it has done by recommending the Northbank
Planning Proposal to the Department.

Grand Junction Pty Lid
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Subject: Northbank as Destination NSW Priority Project

Date:  Friday, 3 August 2018 at 3:55:04 pm Australian Eastern Standard Time
From: Bob Wheeldon

To: Gary White

Gary
| attach two emails from:

» Gabby Brown
Regional Tourism Development Manager, Riverina Murray
Destination NSW ; and
¢ Richie Robinson
General Manager | Destination Riverina Murray
0418 438 202 richic. obinson@destinetion m. com.ay

bl AR M S M T T DO AL

Destination
~ Riverina Murray NSW

These emails confirm that the “Wentworth Eco Resort Development” is indeed referring to the
Northbank in the Destination Management Plan.

We believe this is a very strong factor to welgh in considering the consistency of the Northbank
Planning Proposal with Far West Reglonal Plan and NSW Planning Policies.

See you next Tuesday.

Best
Bob

Hi Bob

Thanks for the call earlier this afternoon, great to hear more about your project. To assist with the
planning proposal and your discussions with the NSW Dept. of Planning | can confirm the reference within
the Riverina Murray Destination Management Plan to the “Wentworth Eco Resort Development” is
indeed referring to the Northbank on the Murray development. Northbank is considered a priority project
for the region and Destination Riverina Murray are strongly supportive. | am happy to provide a more
formal letter of support if/when required.

Thanks, Richie

Richie Robinson
General Manager | Destination Riverina Murray
0418 435 202 [lgbiemhimon@dgsﬁﬂamfumvmma

+

¥ Destination
Riverina Murray NSW

Sign up to our newsletter here,

From: Gabby Brown <zabby.brown@dnsw.com.au>
Date: Thursday, 2 August 2018 at 12:00 pm

Pagelof2



To: Richie Robinson <richie.robinson@destinationrm.com.au>, Mark Francis <ceo@mrtb.com.au>
Cc: Bob Wheeldon <bob@wheeldon.com.au>

Subject: Northbank Development

Hi Richie, Mark,

This morning I met with Bob Wheeldon (cc'd) to discuss his plans to develop a large scale
crystal lagoon and resort in Buronga NSW - see attached documents.

Bob has submitted a rezoning proposal to NSW Department of Planning, which is currently
at the first stage of assessment.

Bob is seeking support for the development by way of written confirmation that the
"Wentworth Eco Resort Development” - mentioned in both Plans as a 'Priority Project’ - is
in fact referring to his Northbank project; he feels this will assist his case with Dept. of
Planning by demonstrating the project is strategically sound, aligned to both Destination
Management Plans (from a tourism perspective) and also aligned to the objectives outlined

In the Far West Regional Plan.

As you are the custodians of these Plans, I thought it best to connect you to continue this
conversation.

Bob - please see links below for both Destination Management Plans we spoke about this
morning.

Murray Regional Tourism DMP - note Pg 54
Riverina Murray DMP - note pg 62

Please reach out with any questions.
Kind regards,

Gabby
Gabby Brown

Regional Tourism Development Manager, Riverina Murray
Destination NSW
E: gabby.brown@
D: 02 9931 1148
M: 0459 873 973

This message is intended for the addressee named and may contain confidential information. If you are not the
intended recipient, please delete it and notify the sendsr. Views expressed in this message are those of the
individual sender, and are not necessarily the views of their organisation.

This message is intended for the addressee named and may contain confidential information. If you are not the intended reciplent, piease delete

it and notify the sender. Views exprassed in this message are those of the individual sender, and are not necessarily the views of their
organisation,

Page 2 of 2



Subject: Consistency of Northbank with new Western Murray Economic Development Strategy 2018-
2022

Date: Wednesday, 31 July 2019 at 10:10:25 am Australian Eastern Standard Time
From: Bob Wheeldon
To: Gary White

Gary

As per the link and attachment we believe the “Wentworth Eco-Resort” listed on page 17 of the Western Murray
Economic Development Strategy 2018-2022 is indeed Northbank,

Given Northbank now has strategic support of Destination NSW and Department of Premier and Cabinet we
request that you positively consider the Gateway Approval for Northbank. The Northbank Planning Proposal was
submitted over two years ago and there is no justification for further delays in consideration of the Gateway
Approval.

It could be that the Gateway Approval is granted ““subject to consistency with the Wentowth Local Strategic
Planning Statement”,

Best

Bob Wheeldon
Grand Junction
0411 222181

Page 1 of 1



STRATEGY

Enhance and diversify the economy by leveraging growth opportunities in

Tourism

Tourism is focused on the Reglon's rivers, arid landscape, flat topography and historical towns, The Reglon offers visitors
rich experiences in river-based ectivities, food and wine, fishing, festivals, history and heritage, nature-based and business
travel. Destination Riverina Murray and the cross-border Murray Reglonal Tourism have developed complementary destination

Mmanagement plans that provide a strong foundation for growth,

Infrastructure Priorities 4

Upgrade regional infrastructure to enhance regional profile and visitor
access: Analysis of the Reglon’s natural and human endowments, together
with stakeholder consultation, identified key infrastructure projects that

would heip to establish the Region as a key tourist destination, These
include:

development of the Mumay River Adventure Trall
sxpansion of the Swan Hill Regional Art Gallery & Indigenous experience

upgrade of Arumpo Road 1o ensurs all weather access to Mungo
National Park

development of the Wentworth Riverfront and Eco-Resort
devalopment of the Midura Motor Sports Precinct
devalopment of the Hay Riverfront

development of the Shearers Hall of Fame

developrnent of the Hay Public Art

development of the Nimmie Calra area

Position the Region as the ‘Gateway to the Outback’: The Bakranald
and Wentworth LGAs are well positioned toactasagatewaytoAborlgmal
heritage, and nature-based tourism opportunities of nland NSW and the
Northem Tenritory, Continued collaboration and coordination between
counclls and business wit be required.

Support cross-border collaboration: The current cross-border strategies
between Midura and Wentworth, and Swan il and Balranald should be
Supported and expanded to ensure that visitors to the Ragion experience
the attractions avaiable on both sides of the Murray River, This Strategy P
répresents an opportunity to expand collaboration to provide a truly

regional experience.

Support the development of new visitor experionces: Tourlam
Opportunities that help extend the time vigitors spend in the Reglon nead to
be further explored, Examples of developments include:

& Mumay Adventure Trall, a multiday trail along the river that includes
driving kayaking and cycling |

use of the Reglon's Aerodromes to faciitate tourlsm

river cruising experiences, Including muttiday journey routes
regional food and drink experisnces

local events, festivals, and conferences

human endowments to promote the
Region as a key tourism destination

Intermediate Outcome

Improved branding of the Ragion
Improved availabiiity of accommodation,
services and experisntial offerings
Greater number of day and overnight
visitors to the Region

Increased access to, and profile of, the
Reglon's attractions

Recognition of the Region as the
‘Gateway to the Quiback’

Increased collaboration between
businesses and counclls on elther side
of the state border

A wider varlety of visior experiences

Upgrade regional infrastructure to
enhance profile and access

Position the Region as the ‘Gateway to
the Outback'

Support cross-border collaboration on
tourism projects and development

Support the development of new visitor

experiences

Resource funding for infrastructure
upgrades

Improve coordination betwesn local
councils and businesses



THE VISION

A diverse, flourishing economy built on its current strengths in high-value
agriculture and agricultural product manufacturing, along with potential future
strengths in mining, tourism and construction.

Regional Economic Development: Strategy

2018-2022

Developed with the support of the NSW
Government as part of the Regional Econornic
Development Strategies program to assist local \
coungcils and their communities in regional NSW. 'Hﬂ"l
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THE VISION

A diverse, flourishing economy built on its current strengths in high-value

agriculture and agricultural product manufacturing, along with potential future
strengths in mining, tourism and construction.

Regional Economic Development Strategy

2018-2022
SUPPORTING ANALYSIS

Developed with the support of the NSW
Govemnment as part of the Regional Econormic
Developinent Stralegies program to assist local
councits and their communities in regional NSW
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STRATEGY CONTINUED

==

Enhance and diversify the economy by leveraging growth opportunities in
Tourism

Tourism is focused on the Region’s rivers, arid landscape, flat topography and historical towns. The Region offers visitors

rich experiences in river-based activities, food and wine, fishing, festivals, history and heritage, nature-based and business
travel. Destination Riverina Murray and the cross-border Murray Regional Tourism have developed complementary destination
management plans that provide a strong foundation for growth.

A o eer— |
Infrastructure Priorities % [E ____ vuategy Outcome |
Capitalise on the natural and

Upgrade regional infrastructure to enhance regional profile and visitor human endowments to promote the
access: Analysis of the Region's natural and human endowments, together Region as a key tourism destination

with stakeholder consultation, identified key infrastructure projects that
Intermediate Outcome

would help to establish the Region as a key tourist destination. These
Improved branding of the Region

include:
Improved avallability of accommaodation,
services and experiential offerings

Greater number of day and overnight
visitors to the Region

development of the Murray River Adventure Trail
expansion of the Swan Hill Regional Art Gallery & indigenous experience ‘

upgrade of Arumpo Road to ensure all weather access to Mungo
-, National Park |

development of the Wentworth Riverfront and Eco-Resort N or
development of the

lidura TViotor Spors Preciet Outputs

development of the Hay Riverfront | Increased access to, and profile of, the

Region’s attractions

Recognition of the Region as the
| ‘Gateway to the Outback’

| Increased collaboration between
businesses and councils on either side
of the state border

A wider variety of visitor experiences

development of the Shearers Hall of Fame
development of the Hay Public Art
development of the Nimmie Caira area

Position the Region as the ‘Gateway to the Outback’: The Balranald :
and Wentworth LGAs are well positioned to act as a gateway to Aboriginal, |
heritage, and nature-based tourism opportunities of inland NSW and the '
Northern Territory. Continued collaboration and coordination between

councils and business will be required.

Support cross-border collaboration: The current cross-border strategies
between Mildura and Wentworth, and Swan Hill and Balranald should be
supported and expanded to ensure that visitors to the Region experience
the attractions available on both sides of the Murray River. This Strategy
represents an opportunity to expand collaboration to provide a truly
regional experience.

Support the development of new visitor experiences: Tourism
opportunities that help extend the time visitors spend in the Region need to
be further explored. Examples of developments include:

a Murray Adventure Trail, a multiday trail along the river that includes
driving kayaking and cycling

use of the Region's Aerodromes to fagilitate tourism
river cruising experiences, including multiday journey routes
regional food and drink experiences

local events, festivals, and conferences

WESTERN MURRAY | Regional Economic Development Strategy | 2018 - 2022

Upgrade regional infrastructure to
enhance profile and access

Position the Region as the 'Gateway to
the Outback’

Support cross-border collaboration on
tourism projects and development

Support the development of new visitor
experiences

Resource funding for infrastructure
upgrades

Improve coordination between local
councils and businesses
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Priority actions
for 2017-2019

Priorities for the Far West are growing and
diversifying the economy, protecting environmental
assets, providing efficient transport and
infrastructure networks, and developing strong,
resilient and connected communities. Actions to
support these outcomes represent the immediate

areas of focus.

10 priority actions have been identified for
implementation in 2017-2019. These actions
respond to strong representations made in
feedback to the draft Regional Plan or are areas
where initial investigations or planning are
required. These priorities will be overseen by the
Far West Delivery, Coordination and Monitoring
Committee and will require a collaborative effort
involving muitiple agencies, councils and
stakeholders.

1 Promote agribusiness diversification by
reviewing local plans and removing planning
barriers.

2 Develop and implement land management
arrangements to ensure continuity of supply
for the emerging goat industry.

3 Align local land use and tourism strategies
with the relevant Destination Management
Plan.

4 |dentify the regional freight network
(including key national, State, regional and
local roads and the rail network).

5 Prepare and implement a waterfront
management strategy for the Murray River.

Undertake modelling with local communities
to better understand the implications and
factors contributing to population change.

Work with stakeholders, including Aboriginal
housing providers and prescribed body
corporates, to identify opportunities for
social and affordable housing options to
meet the distinct cultural needs of Aboriginal
communities.

Conduct a pilot project to progressively
improve mineral claims process around
Lightning Ridge.

Support pilot projects and opportunities that
empower Aboriginal people to develop
tourism businesses as a means of increasing
economic participation on country.

Work with the Local Aboriginal Land Councils
to identify landholdings and map the level of
constraint for each site at a strategic scale to
develop options for the potential commercial
use of the land.

Far West Regional Pian 2036 - Implementation Plan 2017-2019 S5



4

4.1

Direction 4: Diversify energy supply through renewable energy generation

Identify areas and project sites with renewable energy
potential, and infrastructure corridors with access to the
electricity network, to inform land use planning.

Initiative

Responsibility’ |

Partner®

Timing?®

DPE

Council, DO!

Short Term

4.2

Promote best practice community engagement to realise
community benefits for all utility-scale renewable energy
projects.

Strategy

DPE

Council, DOI

QOngoing

4.3

Facilitate small-scale renewable energy projects using
bioenergy, solar, wind, small-scale hydro, geothermal or other
innovative storage technologies through local environment
plans.

Strategy

Council

DO!

Ongoing

Direction 5: Promote tourism opportunities

Action

Partner® Timing?
Implement Destination NSW's Draft Aboriginal Tourism Action S N Council, R
5.1 Plan 2017 - 2020 when finglised. Initiative Destination NSW DCONSW Ongoing
L. X Council, LALC, X
5.2 f:;g’arzi /3 :’32?;22:7 g)l(g:rrst Ready Tour Products by partnering Strategy Destination NSW AANSW, M 7e:grrzrl'm
) DCONSW
Consult with native title holders, particularly prescribed body Prescribed Body
5.3 | corporates, to determine how land subject to native title rights Strategy NPWS Corporates, Ongoing
may be utilised in the tourism sector. LALC
5.4 | Implementthe Line of Lode Redevelopment Strategy. Initiative DOl Council, DPC Ongoing
Improve access and infrastructure for the tourism sector, . .
55 focusing on all-weather transport routes. Strategy TNSW Council, DPE Ongoing
Investigate development of a regional tourism trail between
Balranald, Wentworth, Mallee Cliffs, Mungo and Yanga o . Medium
56 floodplains; and between White Cliffs, Menindee, Tibooburra Initiative ot Dconsw, brC Term
and Silverton.
Investigate development of a Far West Sculpture Trail Medium
5.7 | encompassing sites at Broken Hill, Mutawintji, White Ciiffs and Initiative Council DCONSW, DPC Term
Wilcannia.
5.8 Ahgr{ Ioc‘al land use and tourism strategies with the relevant Initiative Council DCONSW, DPE et
Destination Management Plan.
5.9 ;gig?g :riponun:tles for tourism and assaciated land uses in Initiattive Council DCONSW, DPE Short Term

! Responsibility: Indicates who leads the investigation, assessment and decision-making for land use planning.

2Partner: Indicates who supports the lead and takes an active role inland use planning

3 Timing: immediate: Q-2 years, short term: 3-5 years, medium term: 5-10years, long term: 10+ years, ongoing - strategies

Council: Includes all Councils in the Far West Region; DPE: Department of Planning and Environment; TINSW: Tra nsport for NSW; DOI:
Department of Industry; DPC: Department of Premier and Cabinet; OEH: Office of Environment and Heritage; NPWS: National Parks and
Wildlife Services; DRG: Division of Resources and Geosciences; OGA: Office of the Government Architect; CBC: NSW Cross Border
Commissioner; MDBA: Murray Darling Basin Authority; AANSW: NSW Aboriginal Affairs; OLG: Office of Local Government; EPA;
Environment Protection Authority; FACS: Department of Family and Community Services; LALC: Local Aboriginal Land Council; RMS: Roads
and Maritime Services; RFS: Rural Fire Services; LLS: Local Land Services; CMC: Far West Delivery, Coordination and Monitoring Committee;
Education: Department of Education; Health: Health NSW: DCONSW: Destination Country & Outback NSW; SES: State Emergency Service;
Create NSW: Create NSW; WaterNSW: WaterNSW; DP| Water: Department of Primary Industry Water,

Far West Regional Plan 2036 - Implementation Plan 2017-2019 n
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PEOPLE
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NEWS (/NEWS/)

CONTACT (/CONTACTUS/)

December 22, 2017 (/news/2018/1/8/sepp-55-application-to-planning-proposals- Stay
gateway-determinations) Informed
SEPP 55 - Application to Planning Proposals & Subscribe to receive our
Gateway Determinations (/news/2018/1/8/sepp- s o ertega!
55-application-to-planning-proposals-gateway- You can easily Lnsubscribe
determinations) atany time.
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What has happened?

with anyone.
On 21 December 2017, the NSW Land and Environment Court
(http:/fwww.lec justice.nswgovau/) handed down its decision in the following Class
4 proceedings: Moorebank Recyclers Pty Ltd v Tanlane Pty Ltd (No 2) -
(https:/iwww.caselaw.nswgovau/decision/5a3a16d7e4b058596¢chad5a9) [2017] r o

SUBSCRIBE |

NSWLEC 186.
A key issue in the proceedings was the application of Clause 6
(https:/iwww.legislation.nsw.gov.au/#/iview/EPI/1998/520/cI6) of State Environmental

Planning Policy No 55 - Remediation of Land Search News
(https://www.legislation.nsw.gov.au/#/view/EPI/1998/520) (SEPP 55):

1. to the preparation of a Planning Proposal; and Search
2. to the making of a Gateway determination.

This issue arose in the context of the Applicant's challenges:

Tag Cloud

1. to the relevant Council's resolution to support "in principle” the forwarding of a

Planning Proposal to the Greater Sydney Commission (GSC) for a Gateway a Se Mote
ne

Determination; and
2. to the subsequent decision by the GSC to issue a Gateway Determination for a g —_ a Se _|_ N

the Planning Proposal. an d a_l)"] d E N\

Findings by the Court neVYS
e e an=| and+ar



. e Courttouna tnat Liguse o
{https://www.legislation.nsw.gov.au/#/view/EPI/1998/520/ci6) of SEPP 55 was not
engaged (and so did not need to be complied with) in the making of either decision
under challenge.

The key statutory provisions falling for consideration in this case were Clause 6 of
SEPP 55 and Section 55
(https:/iIwww.legislation.nsw.gov.au/#iview/act/1979/203/part3/div4/sec55) and
Section 56
(https:/iwww.legislation.nsw.gov.au/tiview/act/1979/203/part3/div4/sec56) of the
Environmental Planning and Assessment Act 1979
(https:/iwww.legislation.nsw.gov.au/#/view/act/1979/203) (EP&A Act).

Clause 6 of SEPP 55 relevantly states (emphasis added):

"6 Contamination and remediation to be considered in zoning or
rezoning proposal

(1) In preparing an environmental planning instrument. a planning authority is
not to include in a particular zone (within the meaning of the instrument) any
land specified in subclause (4} if the inclusion of the land in that zone would
permit a change of use of the iand, unless:

(@) the planning authority has considered whether the land is
contaminated, and

(b) if the land is contaminated, the planning authority is satisfied that the
land is suitable in its contaminated state (or will be suitable, after
remediation) for all the purposes for which land in the zone concerned is
permitted to be used, and

(c) if the land requires remediation to be made suitable for any purpose for
which land in that zone is permitted to be used, the planning authority is
satisfied that the land will be so remediated before the land is used for that
purpose.

(2) Before including land of a class identified in subclause (4) in a particular
zone, the planning authority is to obtain and have regard to a report specifying
the findings of a preliminary investigation of the land carried out in accordance
with the contaminated land planning guidelines.”

Sections 55 and 56 of the EP&A Act relevantly state:

"85 Relevant planning authority to prepare explanation of and
justification for proposed instrument—the planning proposal

"(1) Before an environmental planning instrument is made under this Division,
the relevant planning authority is required to prepare a document that explains
the intended effect of the proposed instrument and sets out the justification
for making the proposed instrument (the planning proposal) ...

56 Gateway determination

(1) After preparing a planning proposal, the relevant planning authority may
forward it to the Minister.

(2) After a review of the planning proposal, the Minister is to determine the

fallwine:
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{a) whether the matter should proceed (with or without variation) .."

Put simply, the Court found that there was no intersection between the statutory
requirements of Clause 6 of SEPP 55 and Section 55 and 56 of the EP&A Act.

The scope of Clause 6 of SEPP 55 is confined to the preparation of an
environmental planning instrument (EPI).

.The Court held that, as neither of the procedures described in Section 55 (making
of planning proposal) or Section 56 (making of gateway determination) could
properly b scribed as the preparation of an EPI they necessarily fell outside the

scope of Clause 6.

Implications

This case underscores the difficulty of successfully challenging the making of an
amendment to an EPI. The procedures relating to the making of a planning proposal
and a Gateway Determination are relatively imprecise and allow decision makers
considerable procedural latitude.

Further information

For further information on this judgment and its potential implications for your
development please contact Marcus Steele, Director, on (02) 8005-1411 or
marcus.steele@steelelaw.com.au (mailto:marcus.steele@steelelaw.com.au).

Tagged: Case Note (/news/?tag=Case+Note), Land and Environment
Court (lnews/?tag=Land+and+Environment+Court), Planning Law
(/news/?tag=Planning+Law), EP&A Act (/news/?tag=EP%26A+Act)
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Legal practitioners employed by Steele Law Pty Limited are members of the scheme.
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Planning
Proposals

A guide to preparing
planning proposals




Once the document is prepared, it must be forwarded by the RPA for consideration to the Department of
Planning and Environment as delegate to the Minister or GSC. The RPA is responsible for the content of the
planning proposal and the quality of the information provided in support of the proposal. The RPA must ensure
the information is accurate, current and sufficient for issuing a Gateway determination and subsequently detailed
enough for the purposes of consulting with agencies and the general community.

A guide to preparing local environmental plans provides an overview of the plan making process.

1.3 How much information should be in a planning proposal before a Gateway
determination has been issued?

A planning proposal must demonstrate the strategic merit of the proposed LEP amendment.

A planning proposal which is submitted for a Gateway determination must provide enough information to
determine whether there is merit in the proposed amendment proceeding to the next stage of the plan making
process. The level of detail required in a planning proposal should be proportionate to the complexity of the
proposed amendment.

A planning proposal relates anly EE amendment. ltis not a development application nor does it consider
?EEMQMMMMJHF of a development application.

The planning pronasal shay ;»1Wrmation to identify relevant environmental, social, economic
and other site specific considerations. The scope for investigating any key issues should be identified in the initial
P Téﬁmal that is submitted for a Gateway determination. This would include listing w_.»t_addltlonal B
‘studies the RPA cons;ders necessary to justify the su%ﬂg%mendmen& The actual
nformatic n/|n ation e undertaken after a Gateway deterrr,

the wateway determmatlon
—

ssued and it reguired by

ztion has been

An’Information Checklist’ has been developed to assist both proponents and councils to identify and agree on
the range of key issues for the proposed LEP amendment. A copy of the checklist is provided as Attachment 1.

Evidence of any pre-lodgement discussions, negotiations and agreement between the parties on the key issues
and scope of work to be completed should be provided in the planning proposal that is submitted for a Gateway
determination.

1.4 Whenis a pre-lodgement meeting appropriate?

Itis recommended that a proponent seek a pre-lodgement meeting with a RPA prior to preparing and submitting
a planning proposal. This will be critical where the matter is complex with many factors to be considered. A pre-
lodgement meeting will assist the RPA and the proponent to reach agreement on the key issues and information
necessary to justify further consideration of the proposed change to land use or development controls. It will also
ensure that a proponent does not commit time and resources undertaking unnecessary studies or preparing
information that does not address the main areas of concern with appropriate detail.

The ‘Information Checklist’ provided at Attachment 1 forms a suggested framework for discussion ata pre-
lodgement meeting. The checklist may also be a useful starting point where a council does not have a similar
guide or where a proponent is preparing a planning proposal for the first time. It is worth noting that in some
cases the nature of a planning proposal will be such that its merits may be able to be demonstrated without the
need to prepare any supporting strategic studies after a Gateway determination has been issued.
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Itis not expected that a council or proponent will provide comprehensive information to support a request for

Gateway determination. As amimimorr—=oiErhiNG o ! Gatew. : inati as been issued

must identify relevant environmental, social,_g her site specific considerations. The wlanning
proposal document may identify the need for investigations and an approach for addressing the issues.

The level of information that may be reasonable to justify a planning proposal at the Gateway determination stage
is outlined in the following examples:

Explanatory Note

Where vegetation management is an issue for a large site to be rezoned, it would be sufficient for the
planning preposal to be submitted to the Gateway to identify the issue and indicate what environmental
studies may be necessary to assess and analyse the value and location of the vegetation and how the
matter(s) could be addressed.

Explanatory Note

Overshadowing and amenity impacts may be potential issues associated with increasing the heightand
floor space ratio controls on a site. It would not be reasonable to require a proponent to provide detailed
architectural design drawings of a proposed development as part of the planning proposal. The planning
proposal should provide sufficient justification explaining why it is proposed to increase the development
potential of the site by amending these development standards in that location.

The planning proposal could include block / massing diagrams at Gateway review stage to identify the
proposed building massing. The RPA may also nominate thata detailed visual impact assessment is
necessary after a Gateway determination has been issued to confirm the suitability for increasing the
height and floor space ratio controls.

Existing Permitted Built Form Massing Proposed Permitted Built Form Massing

Figure 3. Showing proposed increase in the permitted built form massing
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ister, GSC or delegate will review the planning proposal and confirm in the Gateway determlnatlon what

i@g@gﬁwﬂchmaﬂmhuﬂd&shndw&@gnwuedbafmem\e@ can be finalised. This may

_include additional information or work than what has been identified under the glanning proposal.

_As the necessary information is gathered and consultation has been undertaker. the planning proposal would be
- updated to include additional justification.

——

2.3.1 Questions to consider when demonstrating the justification
Section A - Need for the planning proposal

QI. Is the planning proposal a result of any strategic study or report?

The answer to this question helps explain the context of the planning proposal. If the planning proposal
implements the outcomes of a strategic study or report of some kind, the nature of the study and its key findings
should be briefly explained to justify the proposal. A copy of the study or report {or relevant parts) should be
submitted with the planning proposal and ultimately form part of the public exhibition material.

Q2. Is the planning proposal the best means of achieving the objectives or intended outcomes, or is there a better
way?

Imposing or changing the controls on development is one means of giving effect to policy. But others may be
equally effective and implemented quicker.

Even when changing development controls is an appropriate means of giving effect to policy, there is still a
range of options regarding how and when the new controls should be introduced. For example, it may be more
suitable to amend a land use table or rezone a site rather than including site specific provisions to enable a new
land use.

The planning proposal should demonstrate that alternative approaches to achieving the intended outcomes of
the proposal have been considered. It should be evident from this assessment that the proposed approach is the
best, most efficient and most time effective approach to delivering the desired outcome.

Section B - Relationship to strategic planning framework.
Q3. Isthe planning proposal consistent with the objectives and actions of the applicable regional, sub-regional

or district plan or strategy (including any exhibited draft plans or strategies)?

Regional, sub-regional and district plans and strategies have been prepared for many parts of NSW. These plans
or strategies include outcomes and specific actions for a range of different matters relevant to that region, sub-
region or district. In all cases the plans and strategies include specific housing and employment targets and
identify regionally important natural resources, transport networks and social infrastructure.
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¢ Consistent with the relevant regional plan outside of the Greater Sydney Region, the relevant district
plan within the Greater Sydney Region, or corridor/precinct plans applying to the site, including any
draft regional, district or corridor/precinct plans released for public comment; or

»  Consistent with a relevant local council strategy that has been endorsed by the Department; or

* Responding to a change in circumstances, such as the investment in new infrastructure or changing
demographic trends that have not been recognised by existing planning controls.

There will be a presumption against a Rezoning Review request that seeks to amend LEP controls that are less
than 5 years old, unless the proposal can clearly justify that it meets the Strategic Merit Test.

Note: A draft regional plan outside of the Greater Sydney Region, draft district plan within the Greater Sydney
Region or draft corridor/precinct plan that has been released for public comment by the Minister for Planning,
Greater Sydney Commission or Department of Planning and Environment does not form the basis for the Strategic
Merit Test where the Minister for Planning, Greater Sydney Commission or Department of Planning and
Environment announces that there is to be another exhibition of, oritis not proposed to finalise, that draft
regional, district or corridor/precinct plan.

b) Does the proposal have site-specific merit, having regard to the following:
e the natural environment (including known significant environmental values, resources or hazards) and
» theexisting uses, approved uses, and likely future uses of land in the vicinity of the proposal and

e theservices and infrastructure that are or will be available to meet the demands arising from the
proposal and any proposed financial arrangements for infrastructure provision.

Q4. Is the planning proposal consistent with a council’s local strategy or other local strategic plan?

Where a local strategic plan has been prepared for the LGA and endorsed by the Secretary, relevant matters
must be identified and the relationship of the planning proposal to those matters should be discussed.

As is the case with strategic studies and reports, the status of council’s plan is important. Is it still in draft form?
Has it been adopted by the council? Has it been endorsed by the Secretary? A planning proposal that is
explicitly consistent with an endorsed local strategy has a good chance of being supported.

Local strategies or local strategic plans also provide the opportunity to justify or detail how environmental issues
(such as those set out in section 117 Directions) can be addressed.

Q5. Isthe planning proposal consistent with applicable State Environmental Planning Policies?

State Environmental Planning Policies (SEPPs) relevant to the planning proposal must be identified and the
refationship of the planning proposal with those SEPPs must be discussed. In some instances it may be necessary
fo_ffowde some preliminary advice in relation to how the proposal can salisfy the rec Juirements of the SEPP. For
example, a Stage T contamination report may be necessary under the provisions of SEPP 55 — Remediation of
Land. A proponent and / or RPA should identify whether it is considered necessary to undertake this study after a

Gateway determination is issued, to demonstrate that the purpose of the planning proposal can be achieved.
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Explanatory Note

Mapping may be provided under an initial planning proposal to identify if a SEPP is relevant to the
proposal.

Figure 5. Confirming that that the provisions of State Environmental Planning Policy 26 - Littoral Rainforests do not apply to a site.

Q6. Isthe planning proposal consistent with applicable Ministerial Directions (s.117 directions)?

Section 117 of the Act enables the Minister to issue directions regarding the content of LEPs to the extent that the
content must achieve or give effect to particular principles, aims, objectives or policies set out in those
directions.

There is a range of section 117 Directions (Local Planning Directions) requiring certain matters to be addressed if
they are affected by a proposed LEP. The directions can be found on the Department’s website at
www.planning.nsw.gov.au/Plans-for-Your-Area/Local-Planning-and-Zoning/Policy-Directions-for-Plan-
Making. Each planning proposal must identify which, if any, section 117 Directicns are relevant to the proposal,
and whether the proposal is consistent with the direction. Where the planning proposal is inconsistent with any
of the relevant directions, those inconsistencies must be specifically explained and justified in the planning
proposal.

Additional information may be required after a Gateway determination has been issued, to demonstrate
—— e ———
consistency with a direction or enable the Secretary to agree to an unre inconsistency.

A RPA will need to ensure that any unresolved inconsistency with a direction is addressed and agreed to by the

Secretary prior to the LEP being made.

Certain directions require consultation to take place with particular government agencies to demonstrate
consistency with the direction’s desired outcome. If such a direction is relevant to the planning proposal, this
should be identified in the planning proposal in the first instance. Formal consultation with that government
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social infrastructure such as schools and hospitals and impacts on existing retail centres which may result if the
planning proposal proceeds.

In the instance where a planning proposal is to proceed, the Gateway needs to be satisfied that the level of
information available leads to the conclusion that the LEP can be completed within a reasonable timeframe and
that identified potential impacts can be addressed.

As with other potential impacts, the initial planning proposal should identify the scope of issues to be addressed.
The Gateway determination will confirm the scope of matters to be addressed.

Section D - State and Commonwealth interests

Q1I0. Is there adequate public infrastructure for the planning proposal?
Typically, this question applies to planning proposals that:

e resultin residential subdivisions in excess of 150 lots
e substantial urban renewal

* infill development

¢ development that will result in additional demand on infrastructure (such as public transport, roads,

utilities, waste management and recycling services, essential services such as health, education and
emergency services).

Where applicable, the justification for the planning proposal should address whether existing infrastructure is
adequate to serve or meet the needs of the proposal. Any justification should address how any predicted
shortfall in infrastructure provision could be met. It is not necessary for a broponent or RPA to identify exactly
‘what infrastructure may be needed z1 the initial stage. The planning proposal should identify that there may be an
expected shortfall in service provision, that studies may be required to identify the extent of that shortfall,
potential mechanisms to address any shortfall and which agencies are to be consulted as part of that process.

For planning proposals likely to place additional demands on public infrastructure, this section will be developed
'follo\wg,"--'. =yway detesmioation and consultation with the public authorities responsible for the provision of

fhat infrastructure. The Gateway determination would confirm the additional studies required and which public
‘authorities to Be consulted. e

To maximise opportunities associated with the Government’s unprecedented investment in infrastructure,

strategic planning reviews are being undertaken for a number of centres and growth areas across the Sydney
Metropolitan Area.

As part of these strategic reviews, land use and infrastructure plans are being prepared and Special Infrastructure
Contribution plans are being investigated. This will ensure infrastructure such as additional public transport,
health care, road upgrades, new schools and parks will be coordinated to support the community’s needs at the
same pace as the delivery of new homes and jobs over time.

The land areas which are under review can be found on the Department’s website
www.planning.nsw.gov.au/Plans-for-Your-Area/Priority-Growth-Areas-and-Precincts.

Until these strategic reviews are completed, and as an interim measure, all planning proposals within these areas
should acknowledge that a satisfactory arrangements provision for contributions to designated State public
infrastructure may be required in the final instrument.
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REGIONAL NSW PLANNING PROPOSALS FOR TOURISM

TITLE I

LGA

SUMMARY

ECONOMIC STUDY REQUIRED

LAKE HAVEN, CHARMHAVEN, Lake Haven Town

The planning proposal rezones land in two precincts within Lake Haven Town Centre to B4 Mixed Use under Wyong LEP 2013. The rezoning seeks to

3 |Centre Wyong encourage growth and development through increased economic activity and employment. No
GWANDALAN, Tourist and Visitor
Accommodation on Lots 1-4 Section 22 DP

4 |28961, 2-8 Aldinga Road Wyong The proposal seeks to add Tourist and Visitor Accommodation as an additional permitted use on Lots 1-4 Section 22 DP 28961, 2-8 Aldinga Road Gwandalan. [No

Huntley Colliery rezoning

Wollongong City

To rezone the former Huntley and Avondale Collieries from a mix of environmental, rural, and non-urban zones to a combination of R2 Low Density
Residential, RE2 Private Recreation, SP3 Tourist, E2 Environmental Conservation, E3 Environmental Management, and E4 Environmental Living. The rezoning

will enable tourist development (90 room hotel + 45 cabins), residential development (approx. 470 dwellings), rural residential development (approx. 25
dwellings).

No
Wingecarribee LEP 2010 Amendment No.2 - Rezone land to R2 Residential from IN1 Industrial , rezone low quality rural land to IN1 Industrial , rezone land between the proposed residential and
6 |Northern Gateway Wingecarribee industrial to SP3 Tourism, and rezone remaining land to RU4 Primary Production Small Lot and E3 Environmental Management. No
Wingecarribee Rural Tourism Planning
7 |Proposal (0 jobs, 0 homes) Wingecarribee To make various amendments to the Wingecarribee LEP 2010 to support rural tourism in the Shire. No

Proposed rezoning of Lot 1 DP 1134973 Swan
Hill Road Murray Downs to zone RE2 Private

Proposal to rezone Lot 1 DP 1134973 Swan Hill Road Murray Downs from zone RU1 Primary Production to zone RE2 Private Recreation with no minimum lot

8 |Recreation Wakool size No
The Planning Proposal seeks to amend the Tweed LEP 2014 by:1. Rezoning part of Lot 10 DP 1190061 and part of Lot 1, DP 1197599, Barneys Road, Banora
Point from 7(a) Environmental Protection (Wetlands & Littoral Rainforests) under Tweed LEP 2000 to RE2 Private Recreation under the Tweed Local
Tweed LEP 2014 Amendment - Palm Lake Environmental Plan 2014;2. Applying a height of buildings control of 10m to the subject land; and3. Amending the Land Application, Flood Planning and Acid
9 |Resort, Banora Point Tweed Sulfate Soils Maps to include the subject land. No
Amendment No 7 - Amend Temora LEP 2010 -
Extend SP1 Zone near airport to permit
Business, Residential, Tourism incidental to Temora Shire Council seeks to rezone approximately 32 hectares of land adjoining Temora Airport to extend the SP1 Special Activities Zone labelled Business
10 |aviation Temora Premises, Residential, Tourist and Visitor Accommodation Incidental with Aviation. No
Tamworth Regional LEP 2010 Amendment No 2
11 |- Longyard Trails Tamworth Regional |The Planning Proposal seeks to permit dwelling houses and secondary dwelling with consent in the SP3 Tourist zone. No

Tamworth Regional LEP 2010 - Rezoning of
land for the development of a regional harness

This Planning Proposal seeks to rezone land from RU4 Primary Production Small Lots to SP3 Tourist to facilitate the development of a regional harness racing

12 |racing facility Tamworth Regional [track and associated facilities. It also seeks to remove the 40ha minimum lot size currently applying to the land to facilitate the development. No
This Planning Proposal seeks to rezone land in West Tamworth land from RU4 Primary Production Small Lots and R5 Large Lot Residential and alter other
development controls to facilitate the development of employment generating and business activity lands.The site is between Westdale and the Glen

Tamworth Regional LEP 2010 - Tamworth Artney Heavy Industrial estate. It adjoins the Oxley Highway and Tamworth Airport to the South and the Tamworth - Barraba Railway line and Wallamore
13 |Enterprise Area Tamworth Regional |Road to the North No

Rezone land at Cassegrain Winery, Fernbank Creek Road, Fernbank Creek from RU1 Primary Production to part SP3 Tourist to facilitate the development of a

14 |Port Macquarie Hastings LEP 2011 Amendment |Port Macquarie-Hastifjtourist precinct and an environmental protection zone to preserve areas of residual vegetation. No
Murray LEP 2011 - Rezone land from zone E3 Environmental Management to zone SP3 Tourist at 'Tindarra Resort' Lots 1, 2, 3 and 4 DP 270496, 2 Pericoota
Road, MoamaNB: Proposal received 29 September 2016. Requested additional information from Council 18 October 2016 & 1 November 2016. Proposal

15 [Murray LEP 2011 - Amendment 10 - Rezone lan{Murray River held in abeyance until additional information submitted on 10 February 2017. No
The planning proposal seeks to amend the Lord Howe Island LEP 2010 (LHI LEP 2010) by rezoning approximately 903 square metres of portion 123 from
Zone 1 Rural to Zone 2 Settlement, and 87 square metres of portion 176 from Zone 5 Special Uses to Zone 2 Settlement, to enable encroachments from

16 |Lord Howe Island LEP 2010 - Rezoning of part oflLord Howe Island structures associated with Capella Lodge on Lot 4 DP 1133177 to be rectified. No

17 |Expansion of Jamberoo Action Park Kiama To permit the existing development within Jamberoo Action Park and facilitate the expansion of the Park beyond its current boundary. No

The Planning Proposal investigates whether the subject land should be rezoned from RU4 Primary Production Small Lots to SP3 Tourism under the Cessnock
Local Environmental Plan 2011. The subject land has an area of approximately 250 hectares.The rezoning will permit the development of an integrated
tourist development consisting of the following:- Eighteen (18) hole golf course and clubhouse, 300 tourist and visitor accommodation units, which
includes a 50 room hotel, 300 permanent residential dwellings, and function centre, neighbourhood shops, food and drink premises. Subdivision requires
development consent under clause 2.6 of the Cessnock Local Environmental Plan 2011. There is no minimum subdivision requirement on the Lot Size Map
so it is possible to create development lots of any size provided it is consistent with the local clause, which requires the site to be developed as an integrated

18 |Amendment to Cessnock LEP 2011 - Integrated |Cessnock tourist development. No
The planning proposal seeks to enable additional land uses with consent at The Farm, Ewingsdale. The proposed land uses include a shop (wholesale
bakery), industrial training facility, office premises and an information and education facility which are to be directly associated with the agricultural
activities on the land. The subject land uses are currently being undertaken outside of the terms of existing consents and are associated with the farming
19 [Additional Land Uses at ‘The Farm’, Ewingsdale |Byron activities at the site. No
20
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Shire report reveals long wish

WENTWORTH Shire Council has
revealed its thoughts and sugges-
i tions on possible foture upgrades
¢ 1o the Start Highway between Bu-
7 vonga and Monak.
H Arguably one of the most uti-
" Tised roads in the Shire, councillor-
endorsed ideas were contained in
the finai version of the Buronga Gol
Gaol Interface Report, recendy made
available to the Mildure Woekly,
The report was developed in re-
sponse o the soon-o-be-released
New South Wales Roads and Mari
time Services and Transport NSW
20-year Sturt Highway Comidor
Strategy ~ which will address the
highway’s transpon needs,
Council’s interface report aims

10 provide "a strategic document
for future planning between Bon-
nie Doon Road, Monak, and the
Buronga roundabout”.

“This report details options that
we think should be considered as
part of the Stunt Highway Corridor
Strategy, with our short-term find-
ings certainly issises we feel need
to be addressed now,” Wentworth
$hire Council director of Roads
and Enginecring Simon Pradhan
said

Council currently sees Buronga
and Gol Gol as one of the fastest
growing areas in the Shire {with 17
ommercial and residential subdi-
visions proposed), with the Sturt
Highway identified as the main ac-

We

growth «

sgnise that there is signif
curring in the Buronga and Gol Gol

Nt

areas, and this report was a way for us to find

out what we know and what we don’t know,
- Wentworth Shire Council director of
roads and engineering Simon Pradhan,

<ess road to Mildura,

The highway bhas also been
identified as a 'National Key Freight
Route, with the Sturt Highway Cor-
ridor Strategy 10 address transpon
needs, including support for greater

A draft version of the Strategy
is expected to be released for pub-
lic comment in July once it receives
Ministerial approval.

The strategry wifl look at safety,
asset and traffic solutions to meet
current and future challenges, with

the section between Buronga and
Gol Gol already identified as being
in need of ftaure reconstruction,

Knowing this, Wentworth Shire
Council engaged Tonkin Consulting
to prepare the Buronga Gol Gol In-
terface Repon, with the final version
of that report endorsed by coundl-
lors at their April meeting, and sent
to those responsible for developing
the Sturt Highway Corridor Strategy.

The scope of work undertaken
by Tonkin Consulting induded
site inspections to observe existing
operations, collation and review of
traffic and crash data, investigation
of fure development proposals
and planned upgrades and existing
infrasteucture.

RIVER MURRAY TO BURONGA
ROUNDABOUT

*» Develop separate turning lanes,

particularly for right turn movements,
| and a continuous path on boih sides

of the highway,

* Possible duplication of the

Sturt Highway (which may require

duplication of the bridge), a two-lane

roundabiout at the junction with the

Silver Gity Highway ~ or traffic signals

- and a clear shared path access and

formal footpath on nearby service

road, ABOVE,

infout with provision of signals at
Roso or Pocey Srve.

+ Upgrade Silver City Highway/
Pitman Road intersection to provite

Cutting Edge Technology
Innovaied redesigned handpiece and batlery

Ligivher Handpiece

use of higher productivity vehicles.

EAST OF ROSE STREET TO
WATER TOWER

¢ Modify the median to prevent
access 10 service road from the west,
and similarly access at the service
station,
* Upgrade pedestrian crossing point
at bus stop locations.
* Provide formal left tum deceleration
tanes to junctions, with Melalsuca
Strest junction potentially requiring
signals for safe operation.
» Duplicate the roadway in the longer
terrn based on traffic volumes.
* Reduce speed limit to 80km/h,
widen existing shared path, provide
forrnat footpath on service road and
ensure crossings adhere o required
standards, ABOVE RIGHT.

~ WATER TOWER TO 66t GoL
* Widen existing road o establish
& wide westbound shouider for
median, or, realign the highway
to the north so existing road is

a service road, Access to the
service road would then form a
new junction to the west of Dawn
Avenus.

+ Provide a formal service read for
properties west of Dawn Avenug
on north side of highway.

« Traffic signals for Dawn Avenue
and Carramar Road junctions.

* Duplicate the roadway in the
longer term based on traffic
volumes, reduce speed limit to
60km/h, ensure crossings adhers
1o required standards and widen
existing sealed shared path.

JUST RELEASED
NATIONAL AG ARE YOUR

Integrated hondplece - sigonomic, functiona)
and lighter thon ever befora. inner body comes
with sonditionat ffstime guaronien.

Increased Power

Highh s, ight peronmance & high peedision
Integrated Electronics

Plug & Play all pecessones, Only ang coble
bohwesn battary and hontipeice

Futuristic Battery Technology

Nead Generation Technology - ohe batisry powers
ovesr 10 cliffarsnt 1go§§‘smoll powardul ema fits in
yourpocket e

LOCAL SUPPLIERS OF

5024 7371

2160 Fifteenth Street, Irymple
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list of Sturt Highway upgrades

Also included was a review of
development proposals © investi-
gate future traffic volumes, and an
nvestigation of both consicaints
and opportunities for fulare up-
grades.

“We recognise that there is sig-
nificant growth oceurring in the Bu-
ronga and Gol Gol areas, and this
report was a way for us to find o
what we know and what we don't
know,” Mt Pradhan said. *This re-
port was about qualifying what we
know about traffic counts, growth
predictions, and the impact on
communities that neighbour the
highway.

"With the $tate Government,
New South Wales Roads and Mari-

time Services and Transport NSW
about to release their drafi of the
Sturt Highway Corridor Strategy, we
thought it was timely 10 make our
views known about what could be
done to improve the highway here.”

According o Council’s smdy,
development within Buronga and
Gol Gol is expected 10 inflame ex-
isting traffic issues, and potentially
increase safety risks - particularty
at key intersectionsfjunctions -
asound schools and commercial
areas of both towns.

Traffc slong the George Chaffey
Bridge, heading wwards the Bu-
ronga roundabout, has increased
by more than 7000 vehides a day
since 1997 ~ or 2,5 percent each

GOL GOL

H

|| Provide format parking lanes in both

;| directions at western end of town

;| adiacent to the park. Include provision
for pedestrian crossing points, ABOVE,
* Modify fane and kerb arrangements
at Hotel/King Street to ensure clarity

and safety.
* Improve footpath provision on

north side of highway, which includss

assessing how access can be

improved to the property on northwest
corner of junction with Burns Street,
 Future traffic volumes may reuirs 2
median within the township to provide
safe turn movements, and would assist
with pedestrian movermnent across the

highway,

* Upgrade Burns Street junction
{provision of signals), reduce speed
limit to 50kmv/h and widen existing

shared path.

*» Include additional footpaths north
of the highway, improve pedestrian
acress between Burns Street and

Wilga Road and seal currently
unseated shared path.

SALES PHONE: 1300 791 672

http://digital.mildu raweekly.com.au/global/print.asp?path=/djvu/97c...motepreﬁx=http://images.cdn.realviewdigital.com&pagecou nt=72&v=v50

FAX: 03] 37200

year - with futwre residentdal and
commercial development expecied
to see an additional 5000 to 10,000
vehiddes utifise the highway each
day by 2025.

An even larger impact is ex-
pected from sigaificant long-term
development 10 the east of Gol
Gol, with the report estimating a
further 16,000 to 20,000 vehicles 2
day would utilise the Sturt Highway
between Buronga and Gol Gol by
2035.

This increase in traffic s expect
ed 10 resull in significant conges-
tion along the highway, particularly
within the nearby townships, at the
major intersection with the Sitver
City Highway (the Buronga round-

about), and junctions with key lo-
cal roads.

The increase in taffic is also
expected to contribute 10 existing
Issues related 1o pedestrian move-
ment across and along the Sturt
Highway, direct access from adja-
cent properdes and road safety.

The Interface Report liws a
range of potemial impro

The report found that the nar-
row shoulders of the highway did
not provide opportunity for ve-
hicdes to safely access propertes
outside the townships, with a con-
straints and opportunity assess-
ment, which identified a4 number
of key opportunities, also included.

it should be noted that at this
stage, recc fations made as

and actions that could be consid-
ered to Improve future congestion,
while also catering for fature devel-
opment within the study area.

A review of existing conditons
along the Stun Highway identified a
number of key issues, namely high
crash rates and a number of casualty
crashes in two specific locations,

part of the interface Report are pure
suggestion, and highlight future im-
proverents and potential upgrades
Courwil believe could or should
occur as part of the Sturt Highway
Corridor Strategy.

Recommendations are broken
down Into eight sections, and can
be seen on Pages 8 and 9.

R i

TRENTHAM CLIFFS |
* Widen shoulders for the ful fength
to aflow vehicles to safely pass turning | xlmpro
vehicles, BOTTOM. #intérei
« Provide upgraded CHR/CHL
treatments for access to Trentham
Giiffs development,
+ Provide formal servce roads at
various lccations, with the length and
iocation of these service roads to be
discussed with relevant landowners
to determine how they can be
maximised to remove short distance
movements from the highway,

» Wentworth Shira Councli’s Butonga Gol
Gol Interface Report has reveaied several
potential ‘opportunitias’ for improving the
Sturt Highway between Buronga and Monak,
and has been developed in responss 1o the
NSW RBMS and Transport NEW's 20-year
Sturt Highway Corridor Strategy.

Each farm (s different, and

O LAST.

————

Titap prides itself on offering

a complete range of Tyres,

Wheels and Axles to meet the
diverse needs of Australian

growers in various applications
throughout the country

www litanaustralia.com Plea

s an email with any eng

As part of the Titan Internationat

Australia is a teader in the design,

wheels, undercarriages, axles

OTITAN

TYRES | WHEELS | AXLES

Group of companies, Titan

development and sales of the
toughest and most durable

and tyres for agriculture.

alesidtitanaustiratia.com
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Ordinary Meeting AGENDA 24 June 2020

9.3 TRENTHAM CLIFFS DEVELOPMENT - PROVISION OF WATER AND SEWER
File Number: RPT/20/302

Responsible Officer: Ken Ross - General Manager

Responsible Division: Office of the General Manager

Reporting Officer: Ken Ross - General Manager

Objective: 1.0 Wentworth is a vibrant, growing and thriving Shire

Strategy: 1.2 Encourage and support population growth and resident
attraction

Summary

This report should be read in conjunction with one with the same title which was deliberated
with the following resolution of Council being carried at the 18 December 2019 meeting.

That Council authorises the Mayor and General Manager to negotiate an agreement with the
developer regarding the provision of water and sewer infrastructure to Trentham Cliffs and
beyond, and that it be brought back to council for ratification.

Since the December meeting of Council the final costing has been prepared for the delivery
of the project which equates to $1,841,106.00

Under the terms of the agreement the Council contribution is capped at $1,500,000.00 in line
with the December Report.

This report now seeks Council endorsement of the agreement.

Recommendation

That Council authorises the Mayor and General Manager to attach the common seal of the
Wentworth Shire Council to the agreement pertaining to the provision of water and sewer
infrastructure to Trentham Cliffs and beyond, noting that the agreement caps the Council
contribution at $1,500,000.00.

Detailed Report
Purpose

The purpose of this report is for council to endorse the attached agreement which has in the
opinion of the author delivered suitable arrangements in the apportionment of costs
associated with the provision of filtered water to Trentham Cliffs and beyond and the return of
sewer from the development site.

Background

Council has previously approved three developments in the Trentham Cliffs precinct, for
which water and sewer infrastructure is required. In part the rationale behind this was to
open up Gol Gol to Trentham Cliffs to more development opportunities.

Matters under consideration

Within the development of the Trentham Cliffs highway service center and cabin park patrons
are to be provided with filtered water and a pressurized sewer, with the developer to supply
the required infrastructure for the development.

The provision of this water and sewer infrastructure to the Trentham Cliffs development
allows the opportunity for Council to futuristically connect approximately 300 tenements to
this infrastructure in the rapidly developing area over Gol Gol creek in the R5 large lot
resident zone.
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The concept for consideration is for the developer of the Trentham Cliffs development to
supply the required infrastructure for water to the Trentham Cliffs winery and install a sewer
pump station upon the development site to pump the sewer back to Gol Gol.

Since the December meeting the design and costing of the project has been undertaken. The
cost associated with the supply and installation of the required infrastructure to satisfy
Council standards has been calculated at $1,841,106.00

This report seeks council endorsement of the separately circulated agreement, whereby
council shares in the upfront costs of providing the infrastructure which will be of future
benefit to the council.

Conclusion

Through the approval of previous development applications Council has provided its support
for the progression of development out to the Trentham Cliffs area.

The provision of essential infrastructure to the rapidly developing area of Gol Gol creek in the
R5 large lot residential zone is necessary to facilitate the progression of development plans.
Subsequent to the December meeting of Council the final costing for the project has been
calculated at $1,841,106.00

The agreement has been drafted to support the resolution of Council and now the agreement
is returned to Council for endorsement.

Attachments
Nil
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State Environmental Planning Policy No 50—Canal Estate
Development

Historical version for 13 March 1998 to 10 April 2008 (accessed 21 June 2018 at 10:48) Current version
Clause 3

3 Definition

In this Policy, canal estate development means development that:

(a) incorporates wholly or in part a constructed canal, or other waterway or waterbody, that is inundated
by or drains to a natural waterway or natural waterbody by surface water or groundwater movement
(not being works of drainage, or for the supply or treatment of water, that are constructed by or with
the authority of a person or body responsible for those functions and that are limited to the minimal
reasonable size and capacity to meet a demonstrated need for the works), and

(b) includes the construction of dwellings (which may include tourist accommodation) of a kind other
than, or in addition to:

(i) dwellings that are permitted on rural land, and

(ii) dwellings that are used for caretaker or staff purposes, and

(c) requires the use of a sufficient depth of fill material to raise the level of all or part of that land on which

the dwellings are (or are proposed to be) located in order to comply with requirements relating to
'\) residential development on flood prone land.
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State Environmental Planning Policy No 50—Canal Estate
Development

Historical version for 13 March 1998 to 10 April 2008 (accessed 21 June 2018 at 10:49) Current version
Clause 6

6 Development to which this Policy does not apply
This Policy does not apply to:

(a) development of any kind, whether or not development consent is necessary in order to enable it to be
carried out:

(i) that is required to complete a canal estate development in accordance with a development consent
that was granted before the date of commencement of this Policy and that has not lapsed, and

(ii) that does not change the size or shape of the canals, or

(b) canal estate development:

(i) that could be carried out with development consent under an environmental planning instrument in
force immediately before the date of commencement of this Policy, and

(i) that is the subject of a development application made, but not finally determined, before that date,
and

(iii) for which development consent is granted after that date.



Ordinary Meeting AGENDA 24 June 2020

9.3 TRENTHAM CLIFFS DEVELOPMENT - PROVISION OF WATER AND SEWER
File Number: RPT/20/302

Responsible Officer: Ken Ross - General Manager

Responsible Division: Office of the General Manager

Reporting Officer: Ken Ross - General Manager

Objective: 1.0 Wentworth is a vibrant, growing and thriving Shire

Strategy: 1.2 Encourage and support population growth and resident
attraction

Summary

This report should be read in conjunction with one with the same title which was deliberated
with the following resolution of Council being carried at the 18 December 2019 meeting.

That Council authorises the Mayor and General Manager to negotiate an agreement with the
developer regarding the provision of water and sewer infrastructure to Trentham Cliffs and
beyond, and that it be brought back to council for ratification.

Since the December meeting of Council the final costing has been prepared for the delivery
of the project which equates to $1,841,106.00

Under the terms of the agreement the Council contribution is capped at $1,500,000.00 in line
with the December Report.

This report now seeks Council endorsement of the agreement.

Recommendation

That Council authorises the Mayor and General Manager to attach the common seal of the
Wentworth Shire Council to the agreement pertaining to the provision of water and sewer
infrastructure to Trentham Cliffs and beyond, noting that the agreement caps the Council
contribution at $1,500,000.00.

Detailed Report
Purpose

The purpose of this report is for council to endorse the attached agreement which has in the
opinion of the author delivered suitable arrangements in the apportionment of costs
associated with the provision of filtered water to Trentham Cliffs and beyond and the return of
sewer from the development site.

Background

Council has previously approved three developments in the Trentham Cliffs precinct, for
which water and sewer infrastructure is required. In part the rationale behind this was to
open up Gol Gol to Trentham Cliffs to more development opportunities.

Matters under consideration

Within the development of the Trentham Cliffs highway service center and cabin park patrons
are to be provided with filtered water and a pressurized sewer, with the developer to supply
the required infrastructure for the development.

The provision of this water and sewer infrastructure to the Trentham Cliffs development
allows the opportunity for Council to futuristically connect approximately 300 tenements to
this infrastructure in the rapidly developing area over Gol Gol creek in the R5 large lot
resident zone.
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The concept for consideration is for the developer of the Trentham Cliffs development to
supply the required infrastructure for water to the Trentham Cliffs winery and install a sewer
pump station upon the development site to pump the sewer back to Gol Gol.

Since the December meeting the design and costing of the project has been undertaken. The
cost associated with the supply and installation of the required infrastructure to satisfy
Council standards has been calculated at $1,841,106.00

This report seeks council endorsement of the separately circulated agreement, whereby
council shares in the upfront costs of providing the infrastructure which will be of future
benefit to the council.

Conclusion

Through the approval of previous development applications Council has provided its support
for the progression of development out to the Trentham Cliffs area.

The provision of essential infrastructure to the rapidly developing area of Gol Gol creek in the
R5 large lot residential zone is necessary to facilitate the progression of development plans.
Subsequent to the December meeting of Council the final costing for the project has been
calculated at $1,841,106.00

The agreement has been drafted to support the resolution of Council and now the agreement
is returned to Council for endorsement.

Attachments
Nil
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Site Number | | |46-3-0125 | |
Date received m Date entered into system m Date catalogued m

Entered by (1D.) | \

mformation Access —‘
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DECC Aboriginal Site Recording Form - Site Information

Site Context

Landform

] Mountainous
X Plain

(] Rolling hills

[] Steep hills

[ Undulating plain

Slope

degrees

Vegetation

] Closed forest
[] Grasslands

OPEN/CLOSE SITE [ OPEN ||

Landform Unit

[1 Beach (1 Tidal Flat (1 Upper slope
[ Coastal rock platform [] Cliff [ Plain
] Dune ] Crest ] Ridget
O Intertidal flat O Flat ] Tor
(] Lagoon (] Lower slope [ Valley flat
[ Tidal creek ] Mid slope O Levy

Land use Water

] Conservation
] Established urban

[] Isolated clumps or trees [] Farming-intensive

] Open forest

[J Open woodland
] Scrub

] Woodland

(] Cleared

[ ] Revegetated
O N/A

Current Land Tenure

E Public

X Farming-low intensity
] Forestry

O Industrial

[ Pastoral/grazing

[] Recreation

(] Semi-rural

[] Service corridor

[ Transport corridor

[] Residential

National Park / other Government
Dept.

Private |

Primary report

L.D. |:| {1D. Office Use anly

Distance to permanent water source

Distance to temporary water source

X Stream bank
[] Stream channel
[ ] Swamp

] Terrace

[ Terrace flat

Name of nearest permanent water source

Name of nearest temporary water

Directions for Relocation
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Site Location Map
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DECC Aboriginal Site Recording Form - Site Information
General Site Information Features
Closed Site Open Site Aboriginal Ceremony & Dreaming

E
Shelter/Cave Formation Rock Surface Condition Site Orientation E Aboriginal Resource & Gathering

[J Boulder [] Boulder CIN-S F Art
[] Wind Erosion [[] Sandstone platform ] NE-SW T Artefact
[] Water Erosion [ Silica Gloss O Ew E Burial
] Rock Collapse [] Tessellated [ SE-NW E. Ceremonial Ring
[ 1 Weathered ] N/A F_Conflict
(] Other platform F Earth Mound
E Fish Trap
Condition of Ceiling Shelter Aspect E Grinding Groove
[] Boulder [] North E Habitation Structure
(] Sandstone platform (] North East T Hearth
[] Silica Gloss [] East F Non Human Bone & Organic Material
[ Tessellated [ South East E Ochre quarry
[] Weathered [] South West E Potential Archaeological Deposit
[ Other platform ] West F Stone Quarry
[ North West T Shell
E Stone Arrangement
T Modified Tree
E Water Hole

Site Plan indicate scale, boundaries of site, features N
NW NE

Insert Site Plan here

Site Dimensions Closed

Site Dimensions (m)

Internal length
Internal width
Shelter height
Shelter floor area

Open Site Dimensions (m)

Total length of visible site
Average width of visible site
Estimated area of visible site
Length of assessed site area

sw L~ _ s _ s




DECC Aboriginal Site Recording Form - Site Interpretation and Community Statement page 4

Aboriginal Community Interpretation and Management Recommendations

THIS AREA NEEDS PROTECTION FRO MSITES BEIING DAMAGER THROUGH VEHICLES AND CAMPING

Preliminary Site Assessment Site Cultural & Scientific Analysis and
Preliminary Management Recommendations

This section should only be filled in by the Endorsees

Endorsed by: [ Knowledge Holder [] Nominated Trustee  [] Native Title Holder

Title: Surname: First Name:
Organisation:

Address:

Phone number: Fax:

] Community Consensus
Initials:
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Office of

Environment
!:JE%!! & Heritage
|_l-\HIMS site ID: | 46-3-0198

|_Site Location Information

Site name:

Easting:

Horizontal Accuracy (m):

Aboriginal Site Recording Form
AHIMS Registrar

PO Box 1967, Hurstville 2220 NSW

Date recorded:

01-07-2019

Gol Gol Midden 3

613990

Northing:

6215300

I_ Zone:

54

Recorder Information

5

Location method:

Coordinates must be in GDA (MGA)

Non-Differential GPS

—

Title Surname First name
Dr. Cupper Matt
Organisation: | Landskape

Address:

178 Midgen Flat Road Broken Head 2481

Phone:

0408006690

E-mail:

landskape@telstra.com

Site Context Information

Land Form
Pattern:

Land Form

Unit:

Distance to
Water (m):

How to get
to the site:

Other site
information:

Plain

Terrace

250

Land Use: ] )
Farming Low Intensity
Vegetation:
Isolated clumps of trees
Primary . .
Report: Cupper, M. (2019). Woorlong Pump Station Cultural Heritage Assess

Site is located immediately 100 m south of Sturt Highway, Gol Gol, on
the edge of the high escarpment above the Murray River floodplain




Site location map
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Site contents information open/closed site: | Open Site condition: | Erosion |
T Scarred Trees _l
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f'\é:r:;?:sr of feature(s) feature (s) (c(::)r * (C?)FOW Scar shape Tree Species
extent (m) extent (m)
1.
Shell 10000 20 10

Description: |_ _l

stratified shell lenses are observed.

Dispersed scatter of freshwater riverine mussel (Alathyria jacksoni) shell fragments on the edge of the sand plain escarpment. No

Features:

—
Scarred Trees _l

Length of  Width of Scar Depth Regrowth
feature(s) feature (s)  (cm) (cm)
extent (m) extent (m)

Number of

Scar shape i
features pe Tree Species

Description:

L |
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I— T Scarred Trees :ll

Features: Number of -€ngth of - Width of Scar Depth Regrowth
feature(s) feature (s)
features (cm) (cm)
extent (m) extent (m)

Scar shape Tree Species

Description: |_ _l

—
Scarred Trees _l
Features: Number of Length of ~ Width of Scar Depth Regrowth
Scar shape i
features feature(s) feature (s) (cm) (cm) pe Tree Species

extent (m) extent (m)

Description: |_ _l

—
Scarred Trees

Features: Number of -engthof - Widthof — gcar pepth Regrowth
features feature(s) feature (s) (cm) (cm)
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Description: I_ _I

Other Site
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Site plan
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Site photographs

T —
- Description: Gol Gol Shell Midden 3 Description:
Description: Description:
Site restrictions
Do you want to Gender General Location
Restrict this site?: :l Restriction type: | | | | |:|

Why is this site restricted?:

Further information contact

Title Surname

First name

Organisation:

Address:

Phone: E-mail:




HPRM Ref: DOC/16/18828

e"'ﬁ""k;" Health & Planning Division ic th R4 B
~ 26- 28 Adelaide Street Planning Proposgal Applic h%v
74~ POBoxsl Received 17 2016
3 WENTWORTH NSW 2648
g #ﬂ d he Envi '
"”&e cam‘o\v Tel: 03 5027 5027 made under the nwronme.;tai f’larl;gj\mand Assessment Act 1979
council@wentworth.nsw.gov.au ection ’;CJ.’A-\Q

FEES & CHARGES

PP Lodgement Fee ° %

Would you like a copy of the receipt? IE/Yes D No

Job Ne: 1410-1159-0000 -

i”m A~mumm*s 95”&15

Company Name (if apphcable)
Postal Address P O Box 448 Wentworth NSW 2648

Contact No. 03 5027 2461 _ )  Alternate No. 0407 847 71 7

Email kathryn@grandjuncnon com. au _ o - :

Declaration

o | declare that all the information in the application and checklist is, to the best of my knowledge, true and correct.

¢ | understand that if the information is incomplete the application may be returned, delayed, rejected or more information
may be requested.

¢ |l acknowledge that if the information provided is misleading any approval granted ‘may be void’.

1 2 s outlined in the checklist in Part G.

PARTB- PROPERTYDETAHS -~ . . e T T T R
Lot / Section / DP Numbers can be found on the Rates Notice or Certificate of Title for theland.
Street No. ”§trrgretﬂlr\lame StUI’t nghway ,,,,, L
Town/Locallty,_Mal_l_?e. NSW ________________________ Postcode 2738

Lot No/s 1 o Sectlon' DP No/s 11182353

Has a Planning Proposal pre-lodgement meeting been conducted relating to this Planning Proposal? [ Yes [ Ne

Meeting Date 27 September 2016 o Meeting No. N/A

Note: A Planning Proposal pre-lodgement meeting is required prior to preparing and submitting a Planning Proposal.
A copy of the Council correspondence in response to the meeting must also be provided with this application.

Version 1~ August 2016
Page1of 5



HPRM Ref:

DOC/16/18828

PART D~ OWNER'S DETAHS

@ Detalls are the same as Part A Appllcant 5 Detalls {Note: AII owners are stlll reqmred to s:gn the form)

Name/s

Company Name (if applicable)

PostalAddre_ss el
Contact No. e e Alterpgte No... . ...

Emaill_ L

Do you agree to receive all correspondence via emaii? E] Yes |:| No

As owner/s of the land to which this application relates to, I/we consent to carry out the development described in this application. ifwe also
authorise:

¢  Council representatives to enter the property for the purpose of site inspections;

¢ Council to make copies of all the documents for the purpose of determining the application or to people who may be affected by the
proposal

Note:
+ I more than one owner every owner must sign.

+  If you are signing on the owner’s behalf as their legal representative, you must state the nature of your legal authority and attach
documentary evidence (e.g. power of attorney, executor, trustee, company director)

«  If the owner is a company, a current ASIC extract must be supplied as documentary evidence and application must be signed by 2
directors.

» Ifthe land is Crown Land, consent will be required from NSW Department of Primary Industry — Lands. Please refer to separate
attachment Landowner's Consent: Landowner’s consent application.
Date "16/("1 //é

L. jed s

If more than two signatures are required please attach a separate document.

Name B‘“i’ bl \66[4’?\ gfp a/E Q%V;cﬁ fg}ature

Name D 25 &\»0‘-(01’ LL'(S('\ _ Signature

"PART E - DISCLOSURE OF POLITICAL DONATIONS AND GIFTS

Under Section 147 of the Environmental Planning and Assessment Act 1979, any reportable political donations to a
councillor and / or any gift to a Councillor or Council Employee within a two (2] year period before the date of this
application must be publicly disclosed.

Are you aware of any person with a financial interest in this application who made a repartable donation or gift
within the last two {2) years?

[] Yes—Please complete the Political Donations and Gifts Disclosure Statement and lodge it with this application
(available from the Council webhsite)

W No—Insigning this application | undertake to advise the Council in writing if | become aware of any person with

a financial interest in this application who has made a political donation or has given a gift in the period

from the date of lodgement of this application and the date of determination.

NOTE: Failure to disclose relevant information is an offence under the Act. It is also an offence to make a false
disclosure statement.

Version 1 — August 2016
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HPRM Ref: DOC/16/18828

PLANNING PROPOSAL TYPE

[ Minor O minor = Major

(No proposed changes to {Proposed rezoning and/or (Proposed rezoning and/or
development standards and may amendment of development amendment of deveiopment
include changing the wording of a standards for land with a site standards for land with a site
clause or adding/removing a use area less than 1 hectare) area of more than 1 hectare)

from the land use table)

Please tick all amendments to the Wentworth LEP 2011 proposed in the Planning Proposal:
™ Zoning ] Floor Space Ratio (FSR) [(IHeritage

O Height of Building [] Additional Permitted Uses
Oother: s oL, T DERRIVRE TRV A T

{e.g. proposed zoning change, extent of proposed changes to development standards, etc.)

. The specific elements of this planning proposal are to amend the Wentworth LEP 2011 to:

1. Include the B3 Commercial Core and B4 Mixed Use Zones

2. Rezone Lot 1 DP1182353 from RU1 to SP3, B3 and B4 to allow for tourism based
development

3. Delete the Minimum Lot Size Map for Lot 1 DP1182353 given minimum lot size maps are not’
required for these zones

If applicable, please provide a brief description of the proposed development control plan provisions (e.g. description
and scope of what the draft DCP aims to achieve):

1. To create a superior economic use of the site;
2. To create jobs in development and the ongoing operations of NORTHBANK;
-3. To stimulate the wider Buronga Gol Gol areas through additional tourism and provision of
services; and

4. Increased rate and water/sewer revenue for Wentworth Shire Council.

Version 1 — August 2016
Page3of 5



HPRM Ref: DOC/16/18828

PART G - PLANNING PROPOSAL REQUIREMENTS CHECKUST — — ~ ~ — -~ o~ oo T

Matters for consideration are on a case by case basis. The Planning Proposal package must include, but not limited to,
the information listed below depending on the complexity, nature, and context of the planning proposal.

Please ensure that you provide three (3) paper copies and one (1) electronic copy of all plans and documentation
that is relevant to your application.

INFORMATION TO BE SUBMTTED
1) COMPLETED APPLICATION FORM = Yes
2) APPUCATION FEE - Yes
3) OWNERS CONSENT {all owners) = Yes
4) DESCRIPTION OF THE SUBJECT LAND/PROPERTY AND THE LOCALITY = Yes
5} COUNCIL CORRESPONDENCE IN RESPONSE TO THE PLANNING PROPOSAL ™ Yes
PRE-LODGEMENT MEETING
) A PLANNING PROPOSAL REPORT which includes and addresses the mandatory = Yes

components indicated in the Guide to Preparing Planning Proposals and Guide
to Preparing Local Environmental Plans:

a) Objectives and intended outcomes of the planning proposal = Yes

b} An explanation of the provisions that are to be included in the Wentworth = Yes
Local Environment Plan (LEP) 2011

¢} lustification and process for impiementation for proposed amendments = Yes
and outcomes (including compliance assessment against relevant Section
117 Ministerial Directions; justification that the proposal is the best means
of achieving the desired outcomes; consideration of alternative options;
and consideration of relevant state, regional, and local planning strategies}

d) Draft amended LEP mapping of current and proposed statutory changes ' = Yes
e) Proposed community consultation (including consultation with any = Yes
relevant government agencies)
f)  Site Pian drawn to scale {with North point clearty shown) indicating = Yes
physical features such as trees, topography, existing buildings, and alt
adjoining properties and/or buildings
g) Detailed analysis of the site and surrounding focality identifying any B Yes
relevant significant issues that need to be addressed in considering the
planning proposal (e.g. site constraints and other development barriers)
h) Photos/photomontage of the site and surrounding area = Yes
i} Relevant plans and concept drawings demonstrating the proposed = Yes

amendments

A

j} Explanation of any intended activities for the site if the planning proposal = Yes
is successful and their potential impacts on the surrounding area {e.g.
traffic and parking, noise, solar access, privacy, etc.}

k} Details of substantial public benefit that would result from the planning = Yes
proposal {e.g. public domain improvements, provision of public open
space, community facilities, affordable housing, etc.)

I} Draft site-specific development control plan* L Yes

* May be required/requested as determined by relevant planning authority

Version 1 - August 2016
Page daof 5



HPRM Ref: DOC/16/18828

PART G ~ PLANNING PROPOSALF 5 CHI ‘ _
7) RELEVANT ENVIRONMENTAL IMPACT STUDIES which may include the {1 Yes -
following (depending on complexity of planning proposal and nature of issue)
a) Urban Design Analysis (including building mass/shadow diagrams)* L Yes
b} Development Yield Analysis (potential residential yield & employment (7 Yes
generation)*
¢) Transport & Accessibility Study (including parking, pedestrian & [ Yes
traffic)*
d) Commercial/Retail Viability Analysis/Economic Impact Report* L1 Yes
e} Stormwater management* U Yes
f) Flood Study* ] Yes
g} Site Contamination {in accordance with SEPP 55) L1 Yes
.
h} Bushfire Hazard* [ Yes
i)  Water Quality* [1Yes
|
i) Flora and Fauna* L Yes
k) Acid Sulphate Soil* [l Yes
I} Heritage Impact* O Yes
m) Acoustic Report* [ Yes
n) Other relevant miscellaneous studies* I Yes

* May be required/requested as determined by relevant planning authoerity

Version 1~ August 2016
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HPRM Ref: DOC/16/18828

NORTHBANK

ON MURRAY

17* November 2016

Wentworth Shire Council
Attn. Ken Ross

Ken,

We'd like to submit a Planning Proposal for Northbank on Murray. Also attached
is the Planning Proposal Application form the SEPP & S117 checklists, fees, as
well as Council correspondence suggesting the Planning Proposal be put before
the General Purpose Committee on December 5th.

We have met with Council on numerous occasions and adhered to suggestions
regarding appropriate zoning and also have had initial consultation with RMS,

We hope that Council will support this fantastic opportunity for the Wentworth
Shire. A project of this magnitude would certainly put WSC on the map for
tourism, economic development and ongoing employment opportunities for
local individuals and businesses.

We look forward to presenting our Proposal to Council. If more detail is
required before this time, please don’t hesitate to make contact with us.

Regards,

Kathryn Baird

Grand Junction Pty Ltd
M. 0407 847 717

E. kathryn@grandjunction.com.au
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From: Michele Bos Michele Bos@wentworth nsw.gov.au
Subject: RE: Northbank Planning Proposal
Date: 18 October 2016 3:24 pm
To: Bob Wheeldon bob@ wheeidon com au, Kathryn Baird kathryn@grandjunction.com.au
Cc: Ken Ross Ken Ross@wentworth.nsw gov.au

Good afternoon Bob
Following receipt of the planning proposal, the process is as follows:

An assessment of the report will be undertaken

A report is prepared for the General Purposes Committee for their consideration and they
make a recommendation to Council to either support/not support the proposal

if supported, the resolution of Council together with planning proposal are submitted to the
Department of Planning for a Gateway Determination

This is the standard process for all planning proposals received by Council.

| have discussed the assessment and reporting with Ken, particularly in light of our phone call last
week, and he believes that the assessment should be outsourced and undertaken by an
independent consultant. This will ensure that the proposal is seen through “fresh eyes’, will provide
an objective and thorough assessment and may ensure that the assessment is completed in a more
efficient timeframe.

If the Planning Proposal is received by Council within the month of October the following timeframe
would be applicable. Having consideration to the content of this email in conjunction with the
committee meeting cycle, it is estimated that the matter would be considered at the General
Purposes Committee meeting on Monday 6 February 2017.

Therefore, on that basis, | suggest that once you are satisfied with the report, formally submit the
planning proposal to Council together with the form and fee. Once submitted, the formal process of
assessment, reporting and submission to DP&E can commence.

Should you have any questions regarding the contents of this email, please do not hesitate to
contact me.

Regards

Michele Bos

Strategic Development Officer

Wentworth Shire Council

26 - 28 Adelaide Street | PO Box 81 WENTWORTH NSW 2648

P 035027 5027 | F 03 5027 5000 | W www.wentworth.nsw.gov.au

From: Bob Wheeldon [mailto:bob@wheeldon.com.au]

Sent: Thursday, October 13, 2016 3:28 PM

To: Michele Bos <Michele.Bos@wentworth,nsw.gov.au>

Cc: Kathryn Baird <kathryn@grandjunction.com.au>

Subject: Re: Comments on draft Northbank Planning Proposal
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Ftom: Michele Bos Michels Bos@wentworth nsw.dovay &
Subject: RE: Comments on draft Northbank Planning Proposal | MB
Date: 11 October 2016 12:54 pm -
To: Bob Wheeldon boh@wheeldon com au, Kathryn Baird kathiyn@ grandiunction corm.au

Cc: Ken Ross Ken Ross@wentworth nsw gov au

Good morning Bob and Kathryn

As discussed, below is the map showing the extent of the bushfire prone hazard applicable to the
Northbank land.

Also, as discussed, the reports for the October Ordinary Council meeting were closed last week.

Council is establishing a General Purpose Committee, with all Councillors on the committee, which
will replace the PLC and other committees. This committee will meet monthly on the first Monday,
with the first meeting held November 7. The deadline for reports close at the end of next week.

The logistics of receiving the Northbank planning proposal, undertaking an assessment and writing
the report for the GPC by the end of next week does not seem realistic or manageable at the
moment.

Therefore, could | propose that the report be put before the GPC in December, with you present at
that meeting (it is open to the public) to support your proposal and my report? The date for that
meeting would be 5 December.

Let me know what you decide.

Should you have any questions regarding the contents of this email, please do not hesitate to
contact me.

Regards

Michele Bos

Strategic Development Officer

Wentworth Shire Council

26 - 28 Adelaide Street | PO Box 81 WENTWORTH NSW 2648

P 03 5027 5027 | F 03 5027 5000 | W www.wentworth.nsw.gov.au
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Section 117 Direction Appiicable . | Conslster
- YN} -
1. Employment and Resourtes
1.1 Business and Industrial Zones N
1.2 Rural Zones Y But the inconsistency is viewed to be minor.
Although the planning proposal does seek to rezone the land, currently RU1
Primary Production to SP3, B3 & B4, it is considered that in its current state, any
loss of agricultural production value is minimal due to its low agricultural
productivity. The land has been sitting dormant for a long time and not
contributing to the local ecomony during this time.
1.3 Mining, Petroleum Production N
and Extractive Industries
1.4 Oyster Agqua Culture N
1.5 Rural Lands Y This 5.117 direction applies because the planning proposal will affect land within an
existing rural zone.
The planning proposal is generally consistent with the Rural Planning Principles of
SEPP (Rural Lands) 2008 as:
a) The current use of the land for cultivation and grazing is of minor significance;
b) The proposal will have minimal impact on agriculture in the area and will
provide retait customers for farms, markets and cellardoors in the area;
c) The proposal will provide a good balance between the social, economic and
environmental interests of the community;
d) The proposal avoids constrained areas and provides for the protection and
angoing management of land with important ecological values;
e} The proposal provides additional tourism opportunities and is located
adjacent to an existing township; and
The proposal will make use of existing infrastructure and will have minimal
demands for services because of its location.
2. Environment and Heritage T A g i
2.1 Environment Protection Zones v The planning proposal includes provisions that facilitate the protection and

conservation of the environmentally sensitive areas of the site,
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2.2 Coastal Protection N
2.3 Heritage Conservation The land has previously been examined by a local aboriginal elder who advised us
Y Y that the site has no cultural heritage and no items have ever been found on the
site. We attach a letter from the Aboriginal elder to this effect.
2.4 Recreation Vehicle Areas The planning proposal will not enable the land to be developed for the purpose of
Y Y a recreation vehicle area as the SP3 and RU1 Land Use Table are equivalent in this
respect.
3. Housing, Infrastructure and Urban Development
3.1 Residential Zones N
3.2 Caravan Parks and N
Manufactured Home estates
3.3 Home Occupations N
3.4 Integrating Land Use and Existing access to the site is provided by all weather roads fram the Sturt Highway.
Transport v ¥ Works will be required to be undertaken to provide an all weather access and the
design and construction of these accesses will require consultation with Roads &
Maritime Services.
3.5 Development Near Licensed N
Aerodromes
3.6 Shooting Ranges N
4. Hazard and Risk
4.1 Acid Sulfate Soils N
4.2 Mine Subsidence and Unstable N
Land
4.3 Flood Prone Land N
4.4 Planning for Bushfire Protection Y Y The subject land is not bushfire prone land.
5. Regional Planning T SR AT e R T -
5.1 Implementation of Regional The proposal is consistent with all applicable strategies. The Regional Strategy for
- Y Y .
Strategies Western NSW is yet to be completed.
5.2 Sydney Drinking Water N
Catchments
5.3 Farmland of State and Regional N
Significance on the NSW Far North




HPRM Ref: DOC/16/18828

Coast

5.4 Commercial and Retail
Development along the Pacific N
Highway, North Coast

5.5 Development in the vicinity of
Ellalong, Paxton and Millfield
{Cessnock LGA) (Revoked 18 June
2010}

5.6 Sydney to Canberra Corridor
(Revoked 10 July 2008)

5.7 Centrai Coast (Revoked 10 July
2008)

5.8 Second Sydney Airport:
Badgerys Creek

5.9 North West Rail Link Corridor
Strategy

6. Local Plan Making

6.1 Approval and Referral The planning proposal does not contain concurrence, consultation or referral
Requirements provisions.

6.2 Reserving Land for Public The planning proposal does not create, alter or reduce existing zoning or
Purposes reservations of land for public purposes.

6.3 Site Specific Provisions The planning proposal suggests a Development Control Plan to impose additional

requirements in accordance with the relevant clause of the principle LEP.
7. Metropolitan Planning - T

7.1 Implementation of the
Metropolitan Plan for Sydney 2036
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State Environmental Planning Applicable | Consistent | Comments/lustification

Policy {SEPP) {Y/N} (Y/N)

State Environmental Planning Policy N

No 1 — Development Standards

State Environmental Planning Policy The planning proposal will promote the Buronga Gol Gol area as a tourism location

No 7a — Rural Lands Planning v Y and will bring tourists to the area boosting the local agricultural activites of the

Principles (2008) Sunraysia area through food tourism. Cellardoors, markets and other local food
producers will be supported.

State Environmental Planning Policy The planning proposal does not decrease the agricultural production value of the

No 7hb — Rural Lands Planning y v land due to the current minimal agricultural productivity of the subject land. In

Principles {2008) addition the productivity of surrounding land, including adjacent land owned by
the owners will be increased through food tourism opportunities.

State Environmental Planning Palicy The planning proposal provides an opportunity for diverse economic activity,

No 7¢ — Rural Lands Planning social, econaomic and environmental benefits for the local community. By

Principles (2008) Y Y promoting food tourism and local jobs the community will benefit
economically. The local community will also benefit through improved
amenities.

State Environmental Planning Palicy The Planning Proposal will provide economic and consumer linkages to

No 7d — Rural Lands Planning surrcunding farms and vineyards. Tourists will be able to support other local

Principles {2008} Y Y businesses by directly buying at surrounding farms, famers markets and
cellardoors. The Planning Proposal has environmental benefits by promoting
non-car transport.

State Environmental Planning Policy The land is already already either substantially cleared of native vegetation or

No 7e — Rural Lands Planning y v approved for clearing. Biodiversity impacts of this clearing were previously

Principles {2008) considered by the Lower Murray Darling CMA and offsets provided. Water
sensitive urban design principles will be incorporated in NORTHBANK.

State Environmenta! Planning Policy The planning proposal will provide shopping and entertainment services to

No 7f — Rural Lands Planning y v neighbouring lands that are approved for rural living. This will attract new

Principles (2008) residents to the area and in turn will also boost the social and economic
welfare for the region

State Environmental Planning Policy NORTHBANK is adjacent to key infrastructure being the Sturt Highway, Gol Gol

No 7g — Rural Lands Pilanning v y Filtered Water Plant and Buronga Gol Gol Sewer System. High voltage

Principles (2008}

powerlines run through the site. There is excess capacity in these services at
present and the long term nature of the development allows significant time
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for planning of any infrastructure requirements.

State Environmental Planning Policy At present there is no approved regional strategy covering the area of
No 7h — Rural Lands Planning Wentworth Shire. A Draft Murray Regional Strategy was prepared in 2009 but
Principles {2008) was never adopted by the Department of Planning. NSW has released Regional

Y Y Growth Strategies for every region of NSW apart from the Far West region that

includes Wentworth Shire. The Governments advocacy and support of
“regional growth” suggests that NORTHBANK would be consistent.

State Environmental Planning Policy

No 14 — Coastal Wetlands N
State Environmental Planning Policy N
No 19 ~ Bushland in Urban Areas

State Environmental Planning Policy N
No 21 — Caravan Parks

State Environmental Planning Policy N
No 26 — Littoral Rainforests

State Environmental Planning Policy N
No 30 —~ Intensive Agriculture

State Environmental Planning Policy N
No 33 — Hazardous Development

State Environmental Planning Policy

No 36 — Manufactured Home N
Estates

State Environmental Planning Policy N
No 44 - Koala Habitat Protection

State Environmental Planning Policy N
No 47 — Moore Park Showground

State Environmental Planning Policy N

No 50 — Canal Estate Development

State Environmental Planning Policy
No 52 ~ Farm Dams and other works N
in Land and Water Management
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Plan Areas

State Environmental Planning Policy

No 55 — Remediation of Land Y Y There is na evidence or history of the site being subject to contamination,
State Environmental Planning Policy N

No 62 — Sustainable Aquaculture

State Environmental Planning Paolicy N

No 64 — Advertising and Signage

State Environmental Planning Policy
No 65 — Design Quality of residential N
Apartment Development

State Environmental Planning Policy

No 70 — Affordable Housing (Revised N
Schemes)

State Environmental Planning Policy N
No 71 — Coastal Protection

State Environmental Planning Policy N
{Affordable Rental Housing) 2009

State Environmental Planning Policy

{Building Sustainability Index: BASIX) N
2004

State Environmental Planning Policy

(Exempt and Complying N

Development Codes) 2008

State Environmental Planning Policy
(Housing for Seniors or People with N
a Disability) 2004

State Environmental Planning Policy

{Infrastructure}2007 N
State Environmental Planning Policy N
{Kurnell Peninsula) 1989

State Environmental Planning Policy N

(Major Development }2005

State Environmental Planning Policy N
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(Mining, Petroleum Production and
extractive Iindustriesj 2007

State Environmental Planning Policy
(Miscellaneous Consent Provisions)
2007

State Environmental Planning Policy
{Penrith Lakes Scheme) 1989

State Environmental Planning Policy
(SEPP 53 Transitional Provisions)
2011

State Environmental Planning Policy
(State and Regional Development)
2008

State Environmental Planning Policy
(Sydney Drinking Water Catchment)
2011

State Environmental Planning Policy
(Sydney Region Growth Centres)
2006

State Environmental Planning Policy
(Three Ports) 2013

State Environmental Planning Policy
(Urban Renewal} 2010

State Environmental Planning Policy
(Western Sydney Employment Area)
2009

State Environmental Planning Policy
{Western Sydney Parklands) 2009
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Part 1 - Introduction

1.1 The Planning Proposal

This planning proposal is seeking to rezone land at East Gol Gol for a master planned
tourism development, which is to be named “NORTHBANK”. It is intended that the
development will create a new tourism attraction for the Wentworth Shire and
Wentworth/Mildura Region, which will augment the town services and existing tourist
attractions of Buronga Gol Gol by provision of retail, services and entertainment options for
local residents.

The proposed tourism development is intended to consist of a range of accommodation
options of a resort nature, cafés & restaurants, gymnasium, shopping outlets and indoor &
outdoor attractions and activities. NORTHBANK is intended to provide for a wide range of
tourism activities to cater for visitor interests in the one location. The intention is to work in
harmony with existing and approved tourist attractions such as cellardoors, farmgates,
tours and the proposed Jewel Markets.

While NORTHBANK will connect with the existing road network it is intended the master
plan will contain an extensive and separated shared way network which will allow golf
buggy, bike and walking trails so that there is car free access around the site.

Appendix A shows the NORTHABNK Master plan and illustrates the nature of land uses that
may be developed over time. The Planning Proposal seeks strategic support for the
Northbank land being developed for tourism purposes over time rather than for any specific
development, which would be the subject of separate later application.

The rezoning of this land will assist in fulfilling the demand identified in many local, regional
and state strategic plans that see tourism and the river as underdeveloped assets in the
area. There is presently no land in the Buronga / Gol Gol area with the SP3, B3 or B4
zonings.

1.2 Site & Locality

Land Zone Current Use Proposed Use
Lot 1 DP1182353 RU1 Primary Dryland farming and | Tourist Development
Production grazing

The Site Location Map is attached as Appendix B.
The site is located approximately 1km west of the township of Gol Gol and 1.8km west of
the proposed Jewel Markets. The Sturt Highway runs through the southern portion of the

site and which allows road access to be facilitated in compliance with RMS requirements.

Immediately to the south is the Murray River. There is a small billabong adjoining the river
that forms part of the proposed development site and is a private billabong.
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The whole western boundary of the site has been rezoned for large lot residential

development, most notably RiverBend Estate which is located on the southern side of the
Sturt Highway.

To the North East of the site there is a mix of horticulture & agriculture properties
comprising of dryland farming and irrigated vineyards and the site also adjoins the currently
degraded Gol Gol Wetland. Adjoining the site to the northwest are lots 2, 3 & 4 of
DP1182353, which have the same ownership and are currently used for dryland farming and
grazing purposes.

Protruding into the southeast corner of the site is a vineyard owned by the Gol Gol School
Trust. Other properties of interest close by are the Trentham Estate Winery and also a
newly proposed Truck Stop and RV Park at the site of the current Trentham Caravan park,
both of which this proposal will compliment.

Part 2 - Objectives or Intended Outcomes

The specific elements of this planning proposal are to amend the Wentworth LEP 2011 to:
. Include the B3 Commercial Core and B4 Mixed Use Zones
° Rezone Lot 1 DP1182353 from RU1 to SP3, B3 and B4 to allow for tourism based
development
. Delete the Minimum Lot Size Map for Lot 1 DP1182353 given minimum lot size
maps are not required for these zones

In particular, the development will seek to incorporate:

. 4-5 star tourist accommodation including a variety of resort villas, serviced
apartments and freestanding holiday homes;

. Cafés and restaurants;

° Tourist Shopping facilities that will also cater for the local market;

. Family fun and adventure activity options;

° Golf course, adventure and recreation activities; and

. Water sport facilities.

Intended outcomes of the planning proposal are:

° To create a superior economic use of the site;

. To create jobs in development and the ongoing operations of NORTHBANK;

° To stimulate the wider Buronga Gol Gol areas through additional tourism and
provision of services; and

) Increased rate and water/sewer revenue for Wentworth Shire Council.

The proposal to seek to rezone the site to SP3, B3 and B4 is a result of extensive review of
Regional and Local Tourism Plans which indicate there are gaps in the Wentworth/Mildura
regions tourism offering.

The Draft Far West Plan was not released at the initial time of submission of the NorthBank
Planning Proposal. The Draft Far West Plan does however fully endorse the Planning
Proposal as Tourism is a key part of this strategy. Specifically, actions in the Draft Far West
Plan consistent with Northbank are:

“5.2 Prepare a tourism growth strategy serving peak and off-peak markets

5.3 Identify opportunities for tourism and associated land uses in local plans”.
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Buronga Gol Gol’s retail and entertainment offerings are limited and fragmented with
neighborhood shops at Buronga, a service station with a mini IGA outlet and a basic general
store in Gol Gol. While this retail offering may grow over time it is likely it will remain
fragmented, as there is no location of sufficient size to cater for the retail space and parking
required for a regional shopping facility.

With the addition of tourism demand, Buronga Gol Gol will have the population to warrant
it's own retail/commercial shopping precinct that will serve the tourists and existing
residents and future residents. NORTHBANK can provide a destination of sufficient scale
and size to allow a larger range of retail and entertainment offerings to augment to existing
neighborhood offerings.

Another objective of NORTHBANK is to reduce “escape spending”, ie. Dollars of NSW money
being spent in Victoria. For the majority the residents of Gol Gol & Buronga retail and
entertainment needs and wants are serviced in Mildura, Victoria. What this equates to is

millions of dollars heading over the bridge into Victoria every month with little of that
money returning to NSW.

Part 3 - Explanation of the Provisions

The proposed outcome will be achieved through amending the Wentworth Shire Local
Environment Plan 2011 as follows:

° To include the B3 Commercial Core and B4 Mixed Use Zones with the Land Use Table
detailed below

. Rezoning of subject land from RU1 to SP3, B3 and B4 as per the attached Zoning Map;
. Delete the Minimum Lot Size Map for Lot 1 DP1182353

The current Land Use Table in the Wentworth LEP 2011 for SP3 Tourist is detailed below:

Zone SP3 Tourist

1 Objectives of zone

* To provide for a variety of tourist-oriented development and related uses.

2 Permitted without consent

Environmental protection works; Home occupations; Roads

3 Permitted with consent

Airstrips; Amusement centres; Animal boarding or training establishments; Boarding
houses; Boat launching ramps; Boat sheds; Camping grounds; Caravan parks; Cellar door
premises; Charter and tourism boating facilities; Child care centres; Community Facilities;
Eco Tourist Facilities; Electricity generating works; Emergency services facilities;

Entertainment facilities; Environmental facilities; Food and drink premises; Function
centres; Helipads; Highway service centres; Home-based child care; Home businesses;
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Home industries; Information and education facilities; Jetties; Kiosks; Marinas; Mooring
pens; Moorings; Neighborhood shops; Passenger transport facilities; Recreation areas;
Recreation facilities (indoor); Recreation facilities (major); Recreation facilities (outdoor);
Registered clubs; Respite day care centres; Restricted premises; Roadside stalls; Service
stations; Shop top housing; Signage; Tourist and visitor accommodation; Veterinary
hospitals; Viticulture; Water recreation structures; Water recycling facilities; Water supply
systems

4 Prohibited
Any development not specified in item 2 or 3.

The proposed Land Use Tables for the B3 and B4 Zones in the Wentworth LEP 2011 are
detailed below:

Zone B4 MIXED USE

1. Objectives of zone

e To provide a mixture of compatible land uses.

e To integrate suitable business, office, residential, retail and other development
in accessible locations so as to maximise public transport patronage and
encourage walking and cycling.

e To promote, where possible, the retention and reuse of heritage items as well
as the retention of established buildings that contribute positively to the
heritage or cultural values of the land in the zone.

e To promote development that supports tourism and residential development
in the Wentworth Shire.

2. Permitted without consent
Environmental protection works; Home-based child care; Home occupations
3. Permitted with consent

Boarding houses; Child care centres; Commercial premises; Community facilities;
Educational establishments; Entertainment facilities; Function centres; Home
industries; Hotel or motel accommodation; Information and education facilities;
Medical centres; Passenger transport facilities; Recreation facilities (indoor);
Registered clubs; Residential accommodation; Respite day care centres; Restricted
premises; Roads; Seniors housing; Shop top housing; Any other development not
specified in item 2 or 4

4. Prohibited

Agriculture; Air transport facilities; Airstrips; Amusement centres; Animal boarding
or training establishments; Boat building and repair facilities; Boat launching
ramps; Boat sheds; Camping grounds; Caravan parks; Cemeteries; Charter and
tourism boating facilities; Correctional centres; Crematoria; Eco-tourist facilities;
Exhibition homes; Exhibition villages; Extractive industries; Forestry; Freight
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transport facilities; Heavy industrial storage establishments; Helipads; Highway
service centres; Home occupations (sex services); Industrial retail outlets;
Industrial training facilities; Industries; Jetties; Marinas; Mooring pens; Moorings;
Open cut mining; Recreation facilities (major); Research stations; Resource
recovery facilities; Rural industries; Rural workers’ dwellings; Sex services
premises; Storage premises; Transport depots; Truck depots; Warehouse or
distribution centres; Waste disposal facilities; Water recreation structures

Zone B3 COMMERCIAL CORE

1. Objectives of zone
e To provide a wide range of retail, business, office, entertainment, community
and other suitable land uses that serve the needs of the local and wider
community.
e To encourage appropriate employment opportunities in accessible locations.
e To maximise public transport patronage and encourage walking and cycling.
e To promote development that supports tourism and residential development in
the Wentworth Shire.
2. Permitted without consent

Environmental Protection works; Home-based child care; Home Occupations
3. Permitted with consent

Boarding houses; Child care centres; Commercial premises; Community facilities;
Dwelling houses; Educational establishments; Entertainment facilities; Function
centres; Group homes; Home industries; Hotel or motel accommodation;
Information and education facilities; Medical centres; Passenger transport facilities;
Recreation facilities (indoor); Registered clubs; Respite day care centres; Restricted
premises; Roads; Secondary dwellings; Shop top housing; Tourist and visitor
accommodation; Any other development not specified in item 2 or 4

4. Prohibited

Agriculture; Air transport facilities; Airstrips; Animal boarding or training
establishments; Biosolids treatment facilities; Boat building and repair facilities;
Boat launching ramps; Boat sheds; Camping grounds; Caravan parks; Cemeteries;
Charter and tourism boating facilities; Correctional centres; Crematoria; Depots;
Eco-tourist facilities; Exhibition homes; Exhibition villages; Extractive industries;
Farm stay accommodation; Forestry; Freight transport facilities; Heavy industrial
storage establishments; Helipads; Highway service centres; Home occupations (sex
services); Industrial retail outlets; Industrial training facilities; Industries; Jetties;
Marinas; Mooring pens; Moorings; Mortuaries; Open cut mining; Recreation
facilities (major); Research stations; Residential accommodation; Resource recovery
facilities; Rural industries; Sewage treatment plants; Sex services premises; Storage
premises; Transport depots; Truck depots; Vehicle body repair workshops; Vehicle
repair stations; Vehicle sales or hire premises; Veterinary hospitals; Warehouse or
distribution centres; Waste disposal facilities; Water recreation structures; Water
recycling facilities; Water supply systems; Wholesale supplies
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Part 4 - Justification

Section 1 — Need for the planning proposal
1. Is the planning proposal a result of any strategic study or report?

While the planning proposal is not the result of a property specific strategic study or
report, the Planning Proposal is supported by a wide range of Planning and Tourism
Strategies, which are detailed later in this Planning Proposal.

The Draft Far West Plan was not released at the initial time of submission of the
NorthBank Planning Proposal. The Draft Far West Plan does however fully endorse the
Planning Proposal as Tourism is a key part of this strategy. Specifically, actions in the
Draft Far West Plan consistent with Northbank are:

“5.2 Prepare a tourism growth strategy serving peak and off-peak markets

5.3 Identify opportunities for tourism and associated land uses in local plans”.

2. Is the planning proposal the best means of achieving the objectives or intended
outcomes, or is there a better way?

Yes, the flexibility of the SP3 Tourist zoning, along with the B3 Commercial Core and B4
Mixed Use zoning is the best way to achieve the intended outcomes. The proposed
development site is currently zoned RU1 under the Wentworth Local Environmental
Plan 2011, which zoning supports some tourism activities but does allow for an
extensive tourism development such as Tourism and Visitor Accommodation. A change
of zone is deemed the most appropriate course of action.

It will be necessary to have flexibility to subdivide the site, as all elements of the
NORTHBANK concept will not be economically viable initially so the development will
need to be staged. This can be achieved by either removing the minimum lot size maps
for the site (the approach the Wentworth LEP uses for the Shire’s Village areas) or to
set @ minimum lot size of say 500sqm. This Planning Proposal uses the former
approach but either approach would work.

NORTHBANK submits that while it is necessary that development be staged, it is
essential that the zoning not be staged so as to allow for strategic planning of the
whole site for tourism related uses.

3. Is there a net community benefit?

It is considered that there will be a considerable net benefit to the community. The
Planning Proposal will benefit not only the immediate Buronga Gol Gol community but
in turn the wider Wentworth Shire and broader Sunraysia Community as well. Given
the overall development will be staged over a long period of 20+ years, the region will
have sustained employment opportunities in the construction. This is of particular
importance as the Buronga/Gol Gol area is the principal growth precinct in the
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Wentworth LGA and will provide jobs to support residential growth. Not only will the

project boost population growth but also will ensure sustainability of that growth and
resident population.

With the proposed Trentham Cliffs RV Park development at Trentham Cliffs,
NORTHBANK and Trentham Cliffs would compliment each other while not competing
against each other. This will draw more tourists to the Wentworth and Mildura region
due to the choice of accommodation and activities. This diversity of accommodation
will then have a flow on benefit for all tourism related businesses in the region.

Use of the site for non-intensive sheep grazing and cultivation is less viable due to the
fact that it is located immediately adjacent to Gol Gol and proposed large lot
residential estates. The current use generates minimal income for the current owners
and no material flow on benefits for surrounding businesses. Use of the site for
tourism will in the medium term generate tens of millions of dollars investment in the
district, create hundreds of jobs and bring increased visitor numbers and revenue to
the district and surrounding businesses.

The Planning Proposal will:

. assist in meeting identified tourism short falls and gaps in the district and greater
region as outlined by various strategic plans;

. enhance the viability of existing local businesses and support future local
business opportunities;

° generate additional rates and water/sewer service revenue for the Wentworth
Shire Council;

° provide substantial shopping facilities and infrastructure for use by Buronga Gol
Gol Residents; and

° promote Gol Gol, Sunraysia and Wentworth council as “go to” destinations for
tourists.

Section 2 — Relationship to strategic planning framework

4. Is the planning proposal consistent with the objectives and actions contained within
the applicable regional or sub-regional strategy?

The planning proposal is consistent with the aims and objectives of the following strategic
documents (Appendices F & G) that are relevant to Wentworth Shire Council and its

community:

Wentworth Region Community Strategic Plan 2013-2023

The Wentworth Region Community Strategic Plan 2013-2023 is structured into 3 Key
“Visions”. Vision 1 (Page 14) “We want to be a vibrant, growing and thriving community”,
Vision 2 (Page 18) “We want to strengthen the natural and built environment” and Vision 3
(Page 22) “We want enhanced community and civic leadership”. In particular on page 16,
“1.0 - Increased economic development and growth” is of particular relevance and in more
detail the sub-points “1.1 — Cultivate and develop a strong and vibrant tourism industry”,
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“1.2 — lIdentify new opportunities and actively encourage increased investment into
industries such as tourism ....”.

The proposal is consistent with the vision outlined in the Community Strategic Plan by
facilitating the development of and investment in the tourism industry and business, using
the most efficient process to allow the development to proceed and will provide
employment opportunities during the construction and operational phase of the
development.

Wentworth Shire Council Economic Development Strateqgy 2011-2016

When reviewing the above strategy document, section 1.4 looks at “Key Actions” for the
council. In particular, action point 1.4.1 on page 3 looks at “Tourism and Promotion of the
Region” The strategy as stated is to “Promote the region and grow tourism”.

The planning proposal is consistent with the strategy as it seeks to provide an opportunity
for a local landowner to develop an extensive tourism facility that will assist in drawing
more tourists to the Wentworth Council area, as well as the Sunraysia region and provide a
range of experiences for tourists with a Murray River aspect.

The strategy supports the growth of small business, of which this planning proposal seeks to
achieve permissibility for a range of commercial tourism enterprises.

The proposal will also provide a net community benefit through ongoing employment
opportunities in the retail and building trades, both during the construction and operational

phase.

The Regional Development Australia Murray Regional Plan 2013-2016

The RDA Murray Regional Plan 2013-2016 states on Page 18 that ‘There are obvious sub-
regional distinctions between various economic activities. The Western part of the region
has a strong emphasis on fruit, nut, vegetable and wine production’. On page 21 the report
also states that “The region is primarily a holiday and leisure market with more than half of
all tourists visiting the area for this reason. The natural Beauty of the region is a key driver
with the Murray River a major attraction”, and ‘A significant proportion of visitor
expenditure is likely to be spent on retail, accommodation and food service businesses, thus
boosting these small scale businesses in the region.” Relevant Key Tourism Opportunities
listed on page 21 of the report include:
e Invest and enhance golf infrastructure
e Encourage and develop quality dining at key tourist destinations and regional
centres, with a focus on providing opportunities for riverfront dining
o Development of large and iconic festivals and events, particularly at key
accommodation nodes, that have synergies with the product strengths of the region
and destination
e Development of conference infrastructure
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e Diversify the accommodation base across the region — need for more self contained

apartments, higher quality backpackers, high quality branded accommodation at
primary tourism nodes

Located in the south west corner of New South Wales, economic drivers for the Sunraysia
region are irrigated horticulture, dry land agriculture and tourism driven by the popularity
of the Murray River and the mild Mediterranean climate.

The planning proposal is consistent with this plan as it seeks to expand and improve the
existing tourism facilities which will inevitably contribute to and compete with the range of

accommodation and activities currently provided on both sides of the Murray River.

Economic Development Strateqy for Regional NSW January 2015

On Page 4 of the document in the Executive Summary section, the Strategy identifies five
goals to enable economic growth:
Promote key regional sectors and regional competitiveness

Drive regional employment and regional business growth

Invest in economic infrastructure and connectivity

Maximise government efficiency and enhance regional governance
Improve information sharing and build the evidence base

The planning proposal is consistent with this strategy as it will provide local employment
opportunities and business growth in the municipality, while contributing to growing the
number of tourists coming to the local region.

Mildura Destination Management Plan — Discussion Paper

Page 8 of The Mildura Destination Management Plan discussion paper outlines the “Specific
issues that a Mildura Destination Management Plan should address” and states
“Identification of Game Changing Projects which will help invigorate the Mildura visitor
economy and provide new motivators for visitation”. We believe that the vision that is held
for the site once rezoned to SP3 Tourist will indeed be a “Game Changing Project”.

The second dot point on page 8 of the discussion paper also addresses another key need
stating “Better utilization of the Murray River as an asset: This includes consumer and visitor
interaction; leisure, dining and accommodation facilities/activities as well as indigenous,
cultural and heritage experiences that interact with the Murray River”. The vision of the
project is indeed to show case the Murray River whilst enhancing the aspects listed above
with a plan to becoming the premier showcase attraction, not only in the Mildura region but
the entire Murray Region.

Murray Region Tourism Board Strategic Plan 2015-2020

On page 5 of the plan in the Executive Summary section the Murray Region Tourism Board
states “Our key aim is to grow visitation by developing a quality visitor experience....” and
then on page 8 they outline “Our Vision is to hold our rightful place as one of Australia’s
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most vibrant and iconic tourism destinations focused on the legendary Murray River.” On

page 20, the report outlines a Key Performance measures as “Increase in investment in
tourism assets and infrastructure measured by LGA area & Grow the economic contribution
of the events sector by 10%”.

In their vision for the region by 2020 on page 24, they state the following:

e Increased visitation in the Murray Region by 4.5% from 5.46 million to 5.72 million.

e Increased employment contribution of the tourism sector by 1100 jobs and an
increase in the overall percentage contribution of tourism jobs as a proportion of
total employment in the Murray Region.

e Increased investment and participation by our public and private stakeholders.

e Continued improvement of the quality of our visitor experience by attracting
investment in infrastructure developments that are visitor focused and inspired.

e Increased destination appeal by the delivery of authentic experiences.

The planning proposal is consistent with all the above stated visions by the MRTB. We
believe that the site will allow the development of a major drawcard and feature attraction,
which will bring people to the area just to experience our product but will also increase the
benefits to all other tourist operators in the area as well as the overall economy. We
anticipate creation of jobs by both the investment into development and construction, but
also the ongoing operations of the tourist facilities located within the development.

The vision of the site is also drawn from gaps and opportunities identified within the MRTB
Destination Management Plan, which responds to the need for new developments that are
visitor focused and inspired.

Murray Region Tourism Board Destination Management Plan 2012

In the Executive Summary (page ii) section of the Murray Region Tourism Destination
Management Plan they have identified several key aspects that should be focused on to
enhance the economic viability of the area.

“The main theme to be taken out of the research is that the region should be promoting and
developing the river further: the Murray River is the unique and defining attribute.” They
also stated “The second overarching theme identified in the research and consultation is the
need for development of visitor activities at destinations throughout the region...”

They also state in the Executive Summary under other key points that “There has been a
decline in visitation to the Murray over the past decade, particularly people aged 15-44,”
which suggests that families & young people are not catered for in the region. Further to
this, they also state “Visitation forecasts based on recent visitation trends and ABS
population growth forecasts indicate limited growth over the next decade, unless
investment in new tourism product is achieved.”

Within their direct visitor research section of the executive summary (page ii) they state

that “The survey indicates that one of the factors in determining holiday destinations is the
availability of low cost accommodation, which indicates support for the development of
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backpackers and serviced apartments.” The management plan continues on “Therefore,

the emphasis on the development of both the National Parks and tourism opportunities on
the river align with the results of the direct visitor research” and “The survey indicates that
the development of food, wine, unique accommodation may attract visitors who have not
travelled to the Murray Region before”.

Of note on Page 4 of the DMP, they found that “The Murray has large accommodation
capacity, but there are many 3 to 3 % star motels that require refurbishment to retain
market competitiveness;” and then on page 5 they identify further opportunities as “There
is a need to reinvest in and establish a range of new tourism product across the Murray:
many areas lack a range of visitor activities and many of the existing products are in need of
a refresh. This was seen as a significant impact on the appeal of the Murray Region as a
family destination” and they also go onto note that “The waterfront and the river has been
underused and undersold to visitors, and presents the main opportunity for development,
including improved visitor access;” and “There is a need to diversify the accommodation
stock in the region, and there is demand for more accommodation on the riverfront.”

The Destination Management Plan also identified that one of the key gaps and development
opportunities are that of “Destination Development” which highlights the need to increase
the range of product available in the region. Specifically they have identified: “Improvement
of river access infrastructure; designated safe swimming areas; Development of riverfront
dining and accommodation; and a more diverse range of food and accommodation
options.”

The rezoning of this site to SP3 Tourist, B3 Commercial Core and B4 Mixed Use will allow a
development to occur that will fill a number of the gaps identified by the Destination
Management Plan. The vision has been based around the shortfall and gaps identified. The
location of the site is perfect for tourism in that it is adjacent to a rapidly growing town and
as such can both support and utilize existing and future infrastructure requirements,
without impeding on the amenity of the town or reducing its capacity to develop further
residential lots.

The Destination Management Plan states that without new tourism offerings the Murray
region will not be able to reach its required projections to be viable contributors to the
economy. The NORTHBANK site offers a unique opportunity to capitalize on so many of the
gaps and opportunities identified.

The Draft Far West Plan

The Draft Far West Plan was not released at the initial time of submission of the NorthBank
Planning Proposal. The Draft Far West Plan does however fully endorse the Planning
Proposal as Tourism is a key part of this strategy. Specifically, actions in the Draft Far West
Plan consistent with Northbank are:

“5.2 Prepare a tourism growth strategy serving peak and off-peak markets

5.3 Identify opportunities for tourism and associated land uses in local plans”.

Presently the Wentworth LEP 2011 identifies only one property (a former service station
north of Wentworth) for tourism and associated land uses. Identifying the NORTHBANK site
in the LEP for tourism and associated land uses will allow the strategic development of
tourism in the Shire as intended by Action 5.3 of the Draft Far West Plan.
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NORTHBANK will also contribute to a future Council Strategy that is consistent with Action

5.2 of the Draft Far West Plan. NORTHBANK will provide a tourism hub for the Buronga Gol
Gol area, which other tourism and associated services can benefit from. For example
Mungo National Park tourism guides may use NORTHBANK as a base.

5. Is the planning proposal consistent with the local council’s Community Strategic
Plan, or other local strategic plan?
Yes — See above.

6. Is the proposal consistent with applicable state environmental planning policies?

Consistency with applicable State Environmental Planning Policies is indicated in the
following table:
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State Environmental Planning Policy

Consistency

SEPP — No. 7a (Rural Lands) 2008

Principles: The promotion and
protection of opportunities for
current and potential productive

and sustainable economic activities
in rural areas

The planning proposal will promote the Buronga Gol
Gol area as a tourism location and will bring tourists
to the area boosting the local agricultural activities
of the Sunraysia area through food tourism. Cellar
doors, markets and other local food producers will
be supported.

SEPP — No. 7b (Rural Lands) 2008

Principles: Recognition of the
importance of rural lands and
agriculture and the changing nature
of agriculture and of trends,
demands and issues in agriculture in
the area, region or State

The planning proposal does not decrease the
agricultural production value of the land due to the
current minimal agricultural productivity of the
subject land. In addition the productivity of
surrounding land, including adjacent land owned by
the owners will be increased through food tourism
opportunities.

SEPP — No. 7c (Rural Lands) 2008

Principles: Recognition of the
significance of rural land uses to the
State and rural communities,
including the social and economic
benefits of rural land use and
development

The planning proposal provides an opportunity for
diverse economic activity, social, economic and
environmental benefits for the local community. By

promoting food tourism and local jobs the
community will benefit economically. The local
community will also benefit through improved

amenities.

SEPP — No. 7d (Rural Lands) 2008

Principles: In planning for rural
lands, to balance the social,
economic and environmental

interests of the community

The Planning Proposal will provide economic and
consumer linkages to surrounding farms and
vineyards. Tourists will be able to support other
local businesses by directly buying at surrounding
farms, famers markets and cellar doors. The
Planning Proposal has environmental benefits by
promoting non-car transport.

SEPP — No. 7e (Rural Lands) 2008

Principles: The identification and
protection of natural resources,
having regard to maintaining
biodiversity, the protection of native
vegetation, the importance of water
resources and avoiding constrained
land

The land is already either substantially cleared of
native vegetation or approved for clearing.
Biodiversity impacts of this clearing were previously
considered by the Lower Murray Darling CMA and
offsets provided. Water sensitive urban design
principles will be incorporated in NORTHBANK.
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SEPP — No. 7f (Rural Lands) 2008
Principles:  The  provision  of
opportunities for rural lifestyle,
settlement and housing that
contribute to the social and
economic welfare of rural

communities

The planning proposal will provide shopping and
entertainment services to neighbouring lands that
are approved for rural living. This will attract new
residents to the area and in turn will also boost the
social and economic welfare for the region

SEPP — No. 7g (Rural Lands) 2008

Principles: The consideration of
impacts on services and
infrastructure  and  appropriate

location when providing for rural
housing

NORTHBANK is adjacent to key infrastructure being
the Sturt Highway, Gol Gol Filtered Water Plant and
Buronga Gol Gol Sewer System. High voltage
powerlines run through the site. There is excess
capacity in these services at present and the long
term nature of the development allows significant
time for planning of any infrastructure requirements.

SEPP — No. 7h (Rural Lands) 2008

Principles: Ensuring consistency with
any applicable regional strategy of
the Department of Planning or any
applicable local strategy endorsed
by the Director-General

At present there is no approved regional strategy
covering the area of Wentworth Shire. A Draft
Murray Regional Strategy was prepared in 2009 but
was never adopted by the Department of Planning.
NSW has released Regional Growth Strategies for
every region of NSW apart from the Far West region
that includes Wentworth Shire. The Governments
advocacy and support of “regional growth” suggests
that NORTHBANK would be consistent.

SEPP — No. 55 (Remediation of Land)

Principles: This policy aims to
promote the remediation of
contaminated land to reduce the
risk of harm to human health.

There is no evidence or history of the site being
subject to contamination.

7.
directions)?

Is the planning proposal consistent with applicable Ministerial Directions (s. 117

Consistency with s.117 Directions is indicated in the following table.

s.117 Direction

Consistency

1.2 Rural Zones

Objectives: The objective of this S117
Ministerial Direction is to protect the
agricultural production value of rural
land.

No — but the inconsistency is viewed to be minor.
Although the planning proposal does seek to rezone
the land, currently RU1 Primary Production to SP3, B3
& B4, it is considered that in its current state, any loss
of agricultural production value is minimal due to its
low agricultural productivity. The land has been sitting
dormant for a long time and not contributing to the
local economy during this time.
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1.5 Rural Lands

Objectives: The objectives of this
S$117 Ministerial Direction for rural
lands are to protect the agricultural
production value of rural land and
facilitate the orderly and economic
development of rural lands for rural
and related purposes.

This s.117 direction applies because the planning
proposal will affect land within an existing rural zone.

The planning proposal is generally consistent with the
Rural Planning Principles of SEPP (Rural Lands) 2008
as:

a) The current use of the land for cultivation and
grazing is of minor significance;

b) The proposal will have minimal impact on
agriculture in the area and will provide retail
customers for farms, markets and cellar doors in
the area;

c¢) The proposal will provide a good balance
between the social, economic and environmental
interests of the community;

d) The proposal avoids constrained areas and

provides for the protection and ongoing
management of land with important ecological
values;

e) The proposal provides additional tourism

opportunities and is located adjacent to an
existing township; and

f) The proposal will make wuse of existing
infrastructure and will have minimal demands for
services because of its location.

2.1 Environment Protection Zones

Consistent — the planning proposal includes provisions
that facilitate the protection and conservation of the
environmentally sensitive areas of the site.

2.3 Heritage Conservation

Consistent — The land has previously been examined
by a local aboriginal elder who advised us that the site
has no cultural heritage and no items have ever been
found on the site. We attach a letter from the
Aboriginal elder to this effect.

2.4 Recreation Vehicle Areas

Consistent — the planning proposal will not enable the
land to be developed for the purpose of a recreation
vehicle area as the SP3 and RU1 Land Use Table are
equivalent in this respect.

3.4 Integrating Land Use and
Transport

Objectives: The objective of this
direction is to improve access,
increase choice of transport available,
reduce car dependence, support
public transport use and efficient
movement of freight.

Consistent - Existing access to the site is provided by
all weather roads from the Sturt Highway.

Works will be required to be undertaken to provide an
all weather access and the design and construction of
these accesses will require consultation with Roads &
Maritime Services.

4.4 Planning for Bushfire | Consistent - The subject land is not bushfire prone
Protection land.

5.1 Implementation of Regional | Consistent — The proposal is consistent with all
Strategies applicable strategies.

6.1 Approval and Referral | Consistent — The planning proposal does not contain
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Requirements concurrence, consultation or referral provisions.
6.2 Reserving Land for Public | Consistent — the planning proposal does not create,
Purpose alter or reduce existing zoning or reservations of land

for public purposes.

6.3 Site Specific Provisions Consistent — The planning proposal suggests a

Development Control Plan to impose additional
requirements in accordance with the relevant clause
of the principle LEP.

Section 3 — Traffic and Transport Considerations

Local traffic and transport. — Within the development itself the localized traffic
system will have some vehicle traffic facilities for the commercial section of the site
and minimal for the tourist section, but within the resort precinct itself, the main
focus will be on walking and alternative movement such as golf buggy, scooter and
other environmentally friendly forms of transport.

Public Transport. — The Gol Gol township is connected to the public transport
network via the bus transport system and given that the proposed development is
on the fringe of the township, it is anticipated that the proposed new development
will utilise this existing public transport network system.

Cycle and pedestrian movement. — Within the development itself, one of the key
elements that will be focused on is a standalone separate “Cycle & Pedestrian”
movement network that is away from any traditional car movement network. This
will help facilitate safety, but also adopt an environmentally conscious approach to
developing a sustainable development.

Section 4 — Environmental Considerations.

Bushfire Hazard. — While currently identified on RFS maps it is considered that
there is no identifiable Bushfire Hazard on the proposed development site. The
surrounding land is predominantly cleared or has a permit to be a cleared. When
this approved clearing is in effected a Bushfire Hazard will not be applicable to this
site.

Noise Impact. — Although there will be an increase in noise, as any proposed
development on vacant land currently used as farming, will have a higher level of
noise on the site than that of farm animals. However it is not considered that the
proposed development will have any noise impact that is detrimental to the area.
The site will not be used for an industrial manufacturing purpose and what is
proposed is consistent with the noise level being developed form the township of
Gol Gol itself and as such, it is not felt that there is any undesirable Noise Impact
level.

Flora and/or fauna. — This is addressed in the section numbered 8 as detailed
below. Clearing of the site has previously been approved based upon a Report of
Sunraysia Environmental. It is also expected that a Flora & Fauna Management Plan
would be created by a suitably qualified company as a condition of the Gateway
Approval. The majority of the site is however either cleared or approved for
clearing.
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8. Is there any likelihood that critical habitats or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of
this proposal?

No for the detailed reasons below.

Native vegetation

The majority of the land has been approved for clearing already. A small (circa 10 acres)
area of black box woodland is on the floodplain frontage to the Murray River and it is not
proposed to clear this land as part of this Planning Proposal.

Threatened Species

The site is highly disturbed and the majority of the land has been approved for
clearing/cultivation already (Appendix J). Due to past and current land uses (including
ripping, grazing, camping, motorbike & 4WD use as well as Council approved gravel
extraction), it is not expected to impact any species. A Statement of Environmental Effects
was completed on this Lot in 2011 for approved DA11/014 — Gravel Quarry. It’s also
expected that a Flora & Fauna Management Plan would be required as a condition of the
Gateway Approval.

Riverine corridor

The vegetation corridor along the Murray River will not be affected by the planning
proposal. The Wentworth LEP 2011 protects the riverine corridor by prohibiting dwelling
development within 40 metres from the river and restrictions upon any development close
to the river. Any development to be constructed will need to comply with these
prohibitions and restrictions.

e Water Quality. — The proposed development is not seen to pose any issues around
water quality. The site is large enough to be able to facilitate the catchment and
treatment of its own stormwater on site and any hard surface areas on the
southern side of the highway would be design to facilitate catchment and treatment
to ensure that no low quality water was to re-enter the river network system. As
such, Water Quality is not seen as an issue of concern.

e Stormwater Management. — As mentioned above, the site is of such a size that it is
large enough to catch and treat its own stormwater without it impacting
neighboring properties or the river network. At the time of planning permit
application for development it is acknowledged that a formal Stormwater
Management Plan would need to be undertaken by a suitably qualified engineer
and this will be provided at such time as appropriate for the development.

e Flooding. - The majority of the site is outside the Shire’s Flood Planning Area. A
small part (less than 5%) of the site adjacent to the Murray River and billabong is on
the floodplain (Appendix H). Any development in this part of the site would have to
be compatible with the NSW Floodplain Development Manual and the Wentworth
LEP 2011.

e Resources. — The land is currently used as farming land with use as dryland cropping
and grazing, however this is not considered its most economically viable use. The
change of zones from farming to an alternative zone is not considered to be of any
detrimental impact to the local agricultural environment. There has previous been a
gravel pit on site where an external applicant was granted permission to mine the
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site for gravel. This was unfortunately out of our control and not what we would
have proposed for the site. We understand that the gravel supplies on the site have
been exhausted and are no longer viable so the change of use of the site will not
have any impact on that situation. The proposed development is located on the
edge of the Gol Gol township and as such has access to fresh drinking water via the
reticulated system supplying the Gol Gol township and it is anticipated that the
proposed development will utlise this system. It is not proposed at this stage within
the development to facilitate any fisheries facilities and as such this is not seen as
an area of concern.

9.  Are there any other likely environmental effects as a result of the planning proposal
and how are they proposed to be managed?

Any particular site specific constraints associated with the development of tourism allowed
by the rezoning would be addressed at the Development Application stage, when Council
would consider Section 79C of the Environmental Planning and Assessment Act 1979.

The site is substantially already approved for clearing and any additional clearing would
require separate approval.

While all human activity has environmental impacts it is likely that the concentration of
tourism development in one location will significantly reduce environmental impacts. For
example it is intended that the development will be designed so that minimal car transport
is required by visitors after arrival.

Section 5 — Urban Design Considerations

o Existing Site Plan (Buildings, vegetation, roads, etc). — A plan has been provided
along with aerial photography that illustrates the existing conditions within the site
and also immediately surrounding the site.

e Building mass/block diagram study (changes in building height and FSR). —
Obviously with the parcel of land not currently developed, any development will
mean a change in building heights. A schematic plan has been developed for
discussion and illustrative purposes that outlines the proposed building mass on the
site and also provides an indication of the type of commercial development that is
envisaged for the site. However it should be noted that the concept is still very
much in its infancy at this stage and the focus is initially on the rezoning of the site
before any detailed plans of proposed development can be entered into and
discussed.

e Lighting impact. — Any change of use of land from farming which has basically no
lighting impacts to a combination as proposed for this site, will create an increase in
light emissions, however these are not considered to be of an adverse impact to the
neighbouring community or land holders. The proposal is a mix of tourism,
accommodation and commercial and will not emit any more light than is currently
emitted from the existing townships of Gol Gol and Buronga and given that the
proposed site is adjacent to the township of Gol Gol, it will simply be seen as an
extension of the township and in keeping with the existing light emissions.
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e Development Yield analysis (potential yield of lots, houses, employment
generation). — As mentioned earlier, the initial plans are just conceptual of nature
at this stage and detailed analysis of development yield has not yet been
undertaken, however the concept plan does give an indication of the type of
proposal envisaged. The employment from the proposed development will be of a
major significance to the area, not only during construction, but also in the
subsequent operations of the development. It is difficult to quantify exactly the
numbers of employment as the development is anticipated to take 10-20 year to
complete in its entirety, however, one can assume that the job creation will be in
excess of 1000 plus jobs over the next several years.

Section 6 — Economic, Social and Cultural Considerations

e Economic Impact Assessment. — If required, NORTHBANK considers it appropriate
that an Economic Impact and Retail Study be prepared as a condition of a Gateway
Approval. NORTHBANK will create employment for the area through the influx of
investment and tourism dollars that the proposed development will bring to the Gol
Gol community and the Wentworth Shire Council. There are not perceived to be
any negative economic impacts as a result of the proposed development.

e Retail Centres Hierarchy. — If required, NORTHBANK considers it appropriate that
an Economic Impact and Retail Study be prepared as a condition of a Gateway
Approval. NORTHBANK will create a new retail hub for the Buronga Gol Gol area.
At present Buronga Gol Gol has a series of smaller local retail shops which will
service local markets as Buronga Gol Gol grows. Such a Study should consider
demand, retail catchment, escape spending, impacts of development of Buronga
Gol Gol from the current limited provision of retail and services, also the traffic
impacts of a growing Buronga Gol Gol community having to commute
approximately 10 kilometres through to the 15™ Street Mildura area for the
majority of their shopping needs.

e Employment Land. — It is anticipated that approximately 40-60% of the overall site
will intensively generate employment opportunities.

e Heritage Impact. — The site is not impacted by a heritage overlay and the proposed
development will not have any impact on the local heritage aspect of Gol Gol or the
wider community.

e Aboriginal archeology. - A Cultural Heritage Investigation of the site was carried out
(Appendix I) by a now deceased Elder of the Barkinji People who advised that there
were “no” significant sites found within the development site area. He further
advised that the site was predominantly comprised of Mallee Vegetation which
rarely has any significant sites. He also further noted that there was a significant
portion of the site that had been interfered with by gravel extraction activities and
also motorbike riding.

e Open Space Management. — The entire proposed development will be a self
contained development and as such it is envisaged that all open space management
will be undertaken by the developer or the developers appointed managers. It is not
envisaged that this proposal will create any open space management issues for
council to be required to undertake in the future.

e European archeology. — The Wentworth Shire Heritage Study did not identify any
areas of historical significance located on the site and its primary use has been
farming for the purposes of grazing and dryland cropping and as such it is
considered not required to be addressed at this stage.
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Social & Cultural impacts. — This is covered in point 10 below.

How has the planning proposal adequately addressed any social and economic
effects?

The Planning Proposal is likely to generate significant positive social and economic
effects by creating a large increase in employment during both the construction
phase and the operations phase of the development.

In addition to this, the project will become a major draw card for the region in terms
of tourism and will see additional visitors coming to the area specifically to stay at and
experience NORTHBANK. This will in turn have massive flow on benefits to Buronga
Gol Gol and the rest of the Wentworth and Sunraysia region. It will enhance existing
and local business opportunity within the community.

While a tourism project, the Planning Proposal will add to the existing retail and
entertainment facilities of Buronga Gol Gol. Consequently it will assist making
Buronga and Gol Gol a more attractive residential location for existing and new
residents.

Stakeholder Engagement — Various stakeholders such as council, RMS, potential
tenant businesses and neighbors have been involved in preliminary discussions
regarding the proposal with positive feedback and in principle support for the
overall concept. It is recognised that the proposal will be of major economic benefit
to the local community and the wider district but that extensive stakeholder
engagement is required.

Agency referrals — NORTHBANK suggests that agencies the Planning Proposal
should be referred to as a condition of a Gateway Approval should include the Rural
Fire Service, DPI Fisheries, Roads and Maritime Services, NSW Office of Environment
and Heritage and NSW Office of Water.

Section 7 — Infrastructure Considerations

Infrastructure servicing and potential funding arrangements. — See Below:

11.

12.

Is there adequate public infrastructure for the planning proposal?

Yes the subject land adjoins the existing township of Gol Gol which has ample public
infrastructure including telecommunications, water, sewer and power lines. The site
is serviced by sealed roads in the form of the Sturt Highway but it is intended to
minimize access points to this highway to accord with RMS policy. High voltage
electricity lines run through the site. The filtered water plant for Wentworth Shire is
adjacent to the site. A short extension will be required to join the Buronga/Gol Gol
sewer scheme.

What are the views of State and Commonwealth public authorities consulted in
accordance with the gateway determination?

It is proposed to consult with State and Commonwealth authorities as part of the
Gateway process. Given the site’s frontage to the Sturt Highway close consultation
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NORTHBANK

ON MURRAY
with NSW Roads and Maritime will be required and a meeting with them has already
taken place.

NORTHBANK suggests that agencies the Planning Proposal should be referred to as a
condition of a Gateway Approval should include the Rural Fire Service, DPI Fisheries,

Roads and Maritime Services, NSW Office of Environment and Heritage and NSW
Office of Water.

Part 5 — Community Consultation

Community consultation is proposed in accordance with Section 57 of the
Environmental Planning and Assessment Act 1979.

A 28 day consultation period is considered appropriate as per the Gateway
Determinations for other similar Planning Proposals in the area.

Notification can be conducted by signage on site, local press notices and information
on Wentworth Shire Council’s website.
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Gol Gol Swamp

Lot 1 DP1182353
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Gol Gol Swamp

Proposed Land Use Zones
B3 - Commercial Core (Approx. 135 ha)
[7| B4 - Mixed Use (Approx. 145 ha)

|| SP3 - Tourist (Approx. 395 ha) L
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PRODUCT DEVELOPMENT

Product development is about what we as a community have to offer to potential new residents,
businesses, and visitors, and how we communicate this. Therefore product development
encompasses a variety of activities such as infrastructure development (power, sewer, water,
communications etc), the development of business and technology parks and township and
precinct development. This section is about understanding and developing the current and
future physical support needs and requirements of our region.

We aim to achieve:

B Improved business and tourism infrastructure

B Increase in visitor numbers and spend within the region

. Increased business investment into the region

. Expand and improve the liveability, and sustainability of the entire community by attracting
employment, shopping, recreation and social activities.

The way forward — what we will do

t e 3 e =
T A P y =T o
1 -

@c& a commercial and industrial land use study in Wentworth

determine capacity and constraints.

Conduct consumer research and competitor analysis to identify the region’s strengths and 0910
opportunities for development

| ——
| Encourage the development of tourism product , including festival and event product and experiences in
that enhances the region's competitive strengths. Ngaing

Source and disseminate industry research data to the marketplace and represent the tourism 2
industry and the region’s interests as a lobbyist for appropriate sustainable infrastructure and services °"9°"9

Build the image of the region through strong brand positioning for both tourism and business 10111
investment. Explore an overall community theme, supported by themes for each township

Develop a “Gateway Project * for each township. This will enhance the entrance ways to each of the
townships, giving the viewer a positive image of the community and encouraging appropriate types of 10/11
development.

Establish a “Revilalisation Program” for each township to expand and improve the liveability, and
sustainability of the entire community by attracting employment, shopping, recreation and  10/11
social activities.

Establish “Focal Peints" for development through the creation of business parks and commercial 10/11
precincts.

In conjunction with Regional Tourism Organisations and Wentworth Regional Tourism, enhance the

visitor experience by reviewing and updating local signage, and interpretative signage across the 09/10
Region.

Support product development strategies focussed on the region's core and emerging strengths ongoing

Economic and Tourism Development Strategy 2008-2012 Page 9



Tourism

BACKGROUND

Tourism is a significant companent

based around the Murray River and
contributed over $464 million in
2006. Employment in
accommodation and food services

increased significantly since 2001
with most of the Region
experiencing around 17% increase
in this area. Tourism directly
employs around 5.8% of the
Region's workforce, or in other

are wider employment benefits to
the services and retail sectors.

Much of the region is within a
relatively easy distance of
Melbourne and this is reflected in
the fact that over 50% of all
overnight visitors to the Region are
from Victoria. Most of the

1.85 million annual visitors come to -

the Region for either day trips or
short breaks and weekends away.

Tourism in the Region is strongly
connected to the natural assets of
the Region, particularly the Murray
River itself, as well as the history

- and culture of places throughout

* the wider Region (including areas

: el .~ on the Victorian side of the border).
of the regional economy, principally : e Reqion boasts a diverse range
- of tourist attractions, including the

- Willandra Lakes World Heritage

. Area, the riverboat fleet at Mildura

- and Echuca-Moama, the Deniliquin
(such as cafes and restaurants) has Ute Muster, the Henty Farm
. Machinery Field Days, and historic
: towns such as Corowa, Deniliquin
: and Wentworth. There are

: opportunities for fishing along the

. Region’s rivers and tgr recreational
', boating and water-skiing at Lake

words 2800 people, although there -y, \vaia and Lake Hume. The rural

landscape provides opportunities

- for farm-stay style tourism as well
. as events such as food and wine

- trails, linked to local agricultural

- production. In addition, areas near
- the Murray River are very popular

- for camping, particularly at

Christmas and Easter.

Camping grounds and caravan
parks form a significant part of the
tourism infrastructure for the

. Region. In addition to these,

houseboats also provide holiday
accommodation. The Region is
also noted for its many golf

: courses, which attract golfers from
: beyond the region, particularly

: Melbourne. This type of

: development seeks out attractive

: locations near the Murray River.

- This is particularly evident in

. locations where water pools, such

- as Lake Mulwala. Tourist

: developments can place additional
- stress on the riverine environment

- and can also place significant

. pressure on demand for water.

' Because of this, there is a need to

- manage these activities carefully.

Continued growth in tourism is

strongly supported as a way to

 build the economic strength of the
- Murray. Because of the strong
© connections between tourism and

the natural and cultural assets of

* the Region, further growth in

tourism needs to be managed to

* ensure these assets are protected

. and enhanced. The desire for river-
- based activities and riverside

* tourist accommodation in particular

needs to be considered in the light

: of climate change and uncertainty

over future river flow patterns.

- Tourism should also be managed

and located so that it strengthens
existing towns and villages.
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Tourist development, which
includes a component of
permanent residential
development, should be integrated
with existing settlements,
complementing the range of
employment opportunities and
available services, rather than
being located in isolated areas,

Balancing the role of the River
Murray as an economic asset for
tourism and irrigation versus its
important environmental role (as
well as its social and cultural
significance) is a central challenge
for the Region.

HOUSING ASSOCIATED
WITH TOURIST
DEVELOPMENTS

In recent years there has been a
trend to combine tourism
development and accommaodation
with permanent residential
development. The Murray Region

has a strong demand for combined -

tourism-residential developments,
such as marinas and golf courses
with an associated component of

- residential housing. The location of

. these types of developments and

. the scale of housing proposed can

. be very significant to a local area.

- This type of developnent can also

Z.{mpact on the logical and expected

. growth pattern of towns and
villages and create issues

. concerning the delivery of services

© and infrastructure for councils.

Proposals for residential

-

: Istrategic locations, it is possible to
 |take advantage of the existing

‘| services, infrastructure and

] markets of existing urban areas.

‘Erom time-to-time, proposals may
| come forward that are outside the
)| parameters of existing strategic

-| planning framework, but rmay have
;[ merit, Tourist development

|| proposals thal are not aligned with
{ this Regional Strategy or local

development, whether associated

1 with a tourist development or not,

should be considered in the same

way as other urban expansion

proposals, and generally be closely !

| associated with existing urban

areas where services and

infrastructure are located. In areas

where residential development is

- not considered appropriate,
combined tourist and residential
development will generally be

- considered to be inappropriate.

Large fourist/residential

1 developments should not be

located in areas that confliét with

or compromise the growth of

{ existing urban centres. By

encouraging these types of

. development in well planned,

strategies will only be considered
where they can demonstrate that

- they meet the requirements of the
© Sustainability Criteria (Appendix 1),

- OUTCOMES

: Tourism will strengthen the
. economic vitality of the Region. It

will build on the environmental

¢ assets and the social and cultural

identity of the Region. Tourism will
be sustainable and not deplete or
degrade the environment of the
Region.

Tourist development on the Murray
River and other associated
waterways will protect the natural
and scenic values of the riverine
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environment, including native
vegetation. Tourist development
that is permanently fixed within the
waterway will be discouraged.

Large scale tourist development
will generally be integrated with
existing towns and villages.

Tourist development in the Region
will help to make towns and
villages more sustainable. They will
not place inappropriate pressure
for urban services (including water)
and other infrastructure by being
located in inappropriate sites.

ACTIONS

* |n preparing local strategies and
local environmental plans,
councils will identify appropriate
locations for tourist-related
development. Local
environmental plans will ensure
land is available for a range of

tourism experiences and tourist
accommodation.

Where possible, sites identified
for new large scale tourist
related development will be in
or adjacent to existing
settlements.

The Department of Planning
and councils will work
cooperatively to identify
appropriate strategic locations
for river-based tourism
opportunities, which are
compatible with the need to
protect the river's key
environmental and

scenic attributes.

Additional areas for tourist-
related development outside
those identified in local
environmental plans will only be
supported if they can satisfy the
Sustainability Criteria in
Appendix 1.

.

When preparing local strategies
and local environmental plans
councils are to assess the best
locations for tourist-related
development and consider the
ability to provide new or
upgraded infrastructure and
services for such development

Reticulated water and sewer
must be provided to tourist
development that is integrated
with urban areas.

Councils will consult with
relevant Victorian authorities
where a major tourist
development in NSW is likely to
impact on infrastructure,
services, land use or the
environment in Victoria
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SPECIFIC ISSUES IN MILDURA TO BE ADDRESSED

Specific issues that a Mildura Region Destination Management Plan should address include:

Identification of game changing projects which will help invigorate the Mildura visitor economy and

provide new motivators for visitation;

Better utilisation of the Murray River as an asset: This includes consumer and visitor interaction; leisure,
dining and accommodation facilities/activities; as well as indigenous, cultural and heritage experiences

that interact with the Murray River;

Prioritise the many investment projects previously identified in order to provide a clear framework for

strategic investment in Mildura;

Investigate ways to strengthen the local and regional produce experience in a region that has many large

commercial operators;

Identify ways to strengthen the CBD experience and leverage from the strong food product experience

such as improving the tourist retail offer;

Provide additional research and understanding of Mildura’s visitor markets, including which markets

Mildura should target to grow its visitor economy;

Identify barriers to Mildura’s growth such as air capacity, distance frem major source markets (Melbourne

and Sydney) and planning hurdles.

MILODURA DESTINATION MANAGEMENT PLAN
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Mildura Tourism
3 Year Strategic Plan

A plan to guide the direction and success of tourism
marketing, new product development and industry
professionalism in the Mildura region

nnildurabo uﬂﬁgum
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Our Vision

Mildura region will be renowned for. and distinguished by,

its range of quality tourism offerings and successful events
built around an iconic combination of tourism products that
embrace big river, food and wine, nature-based, arts and
cultural, histaric and sporting experiences. Domestically and
internationally, Mildura will be acclaimed as one of Australia's
most eminent inland cities.

Qur Mission

To promaote the Mildura region domestically and internationally
as a premier holiday destination, providing strategic direction
for the region's tourism marketing, industry professionalism
and new product development.

Our success will be measured by community, industry and
stakeholder understandings that tourism is a prominent driver
of the region's economic. sotial and environmental well being
and, ultimately, by Mildura establishing an undeniable reputation
for regional tourism excellence, innovation and sustainability.

Our Operating Principles
Miidura Tourism operates in line with the following principles:

a. We provide leadership for the development and marketing
of Mildura's regional tourism

b. We are an independent voice for the region's tourism industry

¢. We encourage environmentally sustainable and culturally
appropriate practices in the tourism industry.

d. We operate with a high level of accountability and
transparency to our industry stakeholders.

e. We are efficient and cost-effective in the management of
our resources.

Executive Summary

This plan builds on previous strategic efforts that have aimed
to change people's views of the Mildura region. Mildura
Tourism's objective remains to position our region as a modern

s T

and vibrant destination that is continually growing, evolving
and improving. This plan recognises that successful tourism
destinations, products and experiences must be continually
refreshed and revitalised 1o maintain existing customers and
to generate new ones.

Different perceptions exist of Mildura. Outcomes from this
plan are intended to refine people’s views so they instinctively
reflect accurate, positive, contemporary and sophisticated
understandings that Mildura is much more than an important
regional centre - it is an appealing, celebrated and significant
inland Australian city. Mildura’s tourism brand obligation is to
strengthen this proposition.

A key objective of this plan remains to increase visitation and
resultant business yield, delivering stronger econemic benefits
which in turn can fuel investment in new infrastructure and
attractions, Tourism Success will provide greater strategic
capability to attract new industry and business, along with
skilled and professional workfarces that growing and buoyant
regions require. This strategic plan underlines the major role
of tourism to act as a key driver of Mildura's economic, social
and environmental well-being.

Setting the scene for this plan is commentary on eight collective
dynamics that influence tourism within the Mildura region.
Those dynamics are: Global and domestic economic factors;
Changing consumer trends and travel patterns; Digital
excellence and changing media landscapes; Stakeholder
partnerships, Environmental events and impacts; Investment
and new product attraction; Skills and workforce development;
and Mildura's culture and strong regional persanality.

Five focus areas are nominated where achievements are
required for this plan to be successful Those focus areas
are: External Marketing; Product Development; Stakeholder
Partnerships, Industry Engagement, and Governance and
Operations

Revitalisation is @ key platform within the Mildura Tourism
2015 - 2017 Strategic Plan. In a constantly changing business
environment hugely influenced by constantly changing
consumer demands and expectations, continual revitalization
of our tourism industry and tourism products is essential,

www.visitmildura.com.au 3




HPRM Ref: DOC/16/18828

TR oo et T Y Y 11 vy el |
], S s w2 b 54 G i LI ST N

Regularly changing global and domestic economic factors,
including political change, are now an accepted part of

life. Econamic downturns at any level heighten consumer
uncertainty which in turn slows down discretionary tourism
spending. Declines in confidence also flow through to areas
such as infrastructure and product investment with often
negative impacts on tourism. Mildura's tourism industry
will never be immune from constantly changing economic
and paolitical factors and operators must work to adapt to
fluctuating impacts and influences

Mildura continues to face increasing competition domestically
and internationally as destinations become more aggressive
and price competitive with their marketing This activity has
also been sypported by the on:going competitiveness of air
travel. Large volume capita! city markets have maintained their
preference to travel overseas ahead of regional destinations
for an extended holiday. Domestic travel remains viewed as
the preferred option for short breaks. Shorter stays present
potential downturns for operators who are reliant on domestic
pvernight visitor spending

Against this backdrop there are encouraging consumer trends
that focus on personal and envirenmental well-being, inspiring
visitors to seek out authentic, simpler and back-to-basics
experiences overlayed with desires to re-connect with each
other, friends, families and communities. For a destination like
Mildura this further refiects consumers’ willingness 10 seek
out and interact with regional product offerings; particularly
where food and wine. arts and cultural, sporting, as well as
indigenous and nature-based experiences consistently fit with
travellers’ personal values and beliefs

It Is no longer an option .. successful tourism now hinges on
developing and malntaining digital excellente in branding
marketing and communications, The emergence of digital
technologies along with the influence of social media have also
changed the way consumers research and gather information
with resultant adjustments to consumers travel decision-making
and booking processes

User-generated content that provides far-reaching digital
word-of-mouth advocacy has become increasingly important
to consumers. Such influence presents both threats and
opportunities for Mildura Tourism. Staying at the forefront
of digital excellence and technology will be essential

[ Mildira Toutm ime. $ioabigic Blam pent = deet
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Strang and successful stakeholder partnerships are essential
for the growth and development of our region's tourism
industry. Stakeholders do not fit into one simple categary

- they come from the private and public sectors and are
those individuals, groups and organisations that could affect.
or could be affected by, the well-being of a viable tourism
industry. Stakeholders play a majar role in tourism decision-
making processes and outcomes, particularly when key
operatians, projects and initiatives are funding-dependent

Within the Mildura region, local Governments, numerous
State Government departments and agencies, large and
small businesses, the education, not-for-profit and volunteer
sectors, as well as local sporting and community groups are
all impartant tourism industry stakehalders. Working with
these groups significantly increases opportunities for greater
mutual benefit

Accessing new ideas: articulating values. strategles and
commitments, and bullding mutually supportive warking
relationships are among key benefits that flow from commitied,
two-way stakeholder buy-in

5 bEnviranmenis! events and nnpacts

Weather events and natural environmental occurrences along
with their associated impacts and perceptions can become
major issues for Mildura, particularly when outcomes affect
the Murray River Incorrect perceptions along with seeds of
uncertainty are planted in consumers’ minds when media
reports of such events focus on the rare rather than the usual

Within the climate change context. our region is predicted
to endure extreme heat for longer periods and at higher
temperatures in future years. This will impact on summer
visitation and has product development implications if the
region is to successfully stimulate increased visitor demand
during Australia’s peak summer manths

Consumers’ high awareness of climate change and
environmental issues will place pressure on Mildura’s tourism
industry 1o adopt more sustainable as well as more consumer
and environmentally-friendly business practices

It is acknowledged that Mildura's existing product strengths
are built around the Murray and Darling Rivers, food and wine.
arts and cultural diversity, nature-based experiences, sporting
activities and a strong calendar of premium events. As is

the case with many regions, Mildura has its share of ageing
tourism assets, some of which are not meeting changing
market demands
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To maintain existing customers as well as attracting new
visitors, destinations need to continually refresh themselves
along with thelr attractions and tourism experiences, New
products give consumers new reasons to visit a region, New
product development can be expensive and time consuming
when starting fram scratch, or it can be very cost effective if
there is an existing base that facilitates product improvemeant

Mildura has the opportunity to showcase new projects and
Initiatives, providing the basis to develop products that will
strengthen many of the region’s distinctive areas of appeal
On-going analysis of existing tourism products including
any gaps that may be apparent will help to identify new
oppartunities and new consumer segments that could be
attracted to the region

Sidills and werltorce development
Today's tourists are experienced, discerning and sophisticated
travellers with high expectations of tourism services and
standards Skilled |labour is a critical component of business
success, as is training and on-going professional development
- not only for staff but also for small business owners. Labour
shortages, staff recruitment and retention, plus improving
skills and service standards are important issues in the
Mildura region

Similarly, structured professional development for business
operators and managers is highly desirable to ensure that the
tourism experiences delivered meet customer expectations
Competition is hotting up amongst Victoria's regions to attract
the most talented people, innovators and entrepreneurs Qur
region must aim to nurture our own future tourism industry
entrepreneurs, as well as establish a competitive position to
attract other business trailblazers into the region

Sutcess of tourism in our region has remained highly dependent
on the enthusiasm, acceptance and culture of our local community
Mildura has an exceptionally strong regional personality
heightened in many ways by its isolation coupled with its stoic
abllity to face adversity when it arises and to emerge successfully
from it. Recogrising and adapting efficiently to necessary change
remains a challenge for our region

Harnessing the community’s many strengths and collective
abilitfes is fundamental to cur community’s desire 1o embrace
tourism’s constantly changing environment and become proud
and knowledgeable ambassadors for the region

Strategic Plan

onent.

\

Mildura Tourism’s 2015 - 2017
Strategic Plan is structured around
five key focus areas:

1 Marketing

2 Product Development

3 Stakeholder Partnerships
4 Industry Engagement

5 Governance and Operations

Achievements in these focus areas are required to.
- Generate greater consumer demand.
Increase length of stay and expenditure
Build a more resilient. engaged and sustainable
tourism industry

In line with accepted best practice strategic planning
principles, Mildura Tourism acknowledges that this
plan must ensure that our organisation does not simply
adopt our ‘default future’ - |.e. the place we couid end up
if no new actions are taken to change our traditional
path. To achieve this, our strategic plan provides
informed commentary and choices about what needs
to be done to guide the organisation in the maost
suitable direction. The combination of continuing with
some current programs while also introducing various
new initiatives will assist Mildura Tourism to continually
examine where it wants to be in future years and
whether it is on course to get there

The following pages present the detail of Mildura
Tourism's Strategic Plan, articulating objectives for
each Focus Area and then identifying respective Topics.

trategic fssues, Actions and Evaluation Methods for
implementation

www.visitmlidura,com.au 5
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Objectives
__‘____‘_—-———_:

- Raise awareness and improve perceptions of the region as a must visit destination.

- Convert intentions to visit into action through attractive product offers

- Encourage longer length of stay and expenditure in the region through effective
marketing campaigns and communications.

Market
Research

Brand

Marketing
Strategy

é Miidura Tadflim int

- Successful marketing is based on market
research to understand visitors' perceptions
behaviours and preferences: to clarify
target markets; and to identify appropriate
communication channels;

Changes in market 1astes and to the region’s
product offer requires a reassessment of the
brand proposition and expression

Revitalise Mildura's tourism brand, being aware
that multiple different sector brands within the
region already exist

Major markets for the region continue to be
domestic visitors, inciuding Visiting Friends and
Relatives, with some emerging international
markets

Challenge of spreading available resources
across traditional and contemporary marketing
channels

Murray Regional Tounsm Board conducts
reglonal marketing initiatives where selective
collaboration can provide advantages

Marketing of the region requires greater industry

understanding. vision-s
buy-in

narng. commitment and

(1]

Undertake consumer perceptions
research every 2-3 years

Access annual visitation data and
market research for local insights and
to monitor broader market trends

Review and revitalise the brand
offer and brand expression used

to underpin marketing activities, in
associationwith tourism and other
business stakeholders

Work with other industry sectors to
bulld awareness of Mildura Tourism's
brand, key messages. imagery and
application etc

Develop annual Marketing Action Pians
which incorporate the following

Confirm domestic and
international target mar kels

Inngvative promotional campaigns
that reflect the appropriate
communication channels far 1arget
markets, including a strong emphasic
on digital marketing

Capacity 10 accommodate
spontanecus opportunities, usually
big Ucket items

t{lefm‘.’-’- evaluation mechanisms for
each initiative

- Benchmark against
previous research

Compare with
previous years
data and research

. Consumer

perceptions
resgarch

Number of
organisations and
tourism operators
who utilise the brand
in their promotional
aclivities
Evaluation
mechanisms
dentified in each
annual plan
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Packaging - Consumers increasingly expect value for money. 6

Climate
Impacts

diversity of product choice tallored to their
interests, and ease of booking

MNatural climate events are occurring mare 7
frequently and affect perceptions of the region
as a desirable holiday destination

- Itis accepted that climate Impacts may resultin B
a hotter summer seasan which is perceived aza
less attractive time to visit
g

Work with Mildura Tourism members
to develop and promaote packages for
a range of target markéts

Monitor the impacts of climate events
on the region’s brand and address
with public relations and other
activities

Conduct campalgns focused on
tullding appropriate visitation during
all seasons

When upgrading or refreshing

their produsct/s, encourage Tourism
operators, businesses and event
arganisers (o incarporate strategies
and experipnces that reduce impacts
and negative perceptions of higher
temperatures and imgrave visitor
comfort

- Number of packages

developed and sold

Value of patkages
sold

- Consumer

perceptions
research

« Visitation data

Extent of public
relations

- Visitation data

Number of
consultations with
tourism operatnrs

www. visitmildura.com.au

7



HPRM Ref: DOC/16/18828 e

Objectives
e ——

- Stimulate the revitalisation of the region’s product offers to support increased visitation,
length of stay and expenditure.

Product « Visitors are increasingly seeking authentic. more 10 Work with relevant Government Evaluation
upgrades interactive and educational experiences. There and industry partners to champlon methanisms
and new is growing demand far environmentally friendly a feasioility study for a Mildura Region  to be identified in
developments  products and services In response 1o Concerns Tourism Destination Management the plan, Examples
about climate change Plan. This plan would include a include:
Product Development Strategy that
+ Tourism operators across the industry need to incorporates the foliowing - Stakeholders’
reinvest and refresn their products and services commitment 1o
te remain competitive and meet changing Identifies product and infrastructure a Destination
market expectations gaps for target markets and Management Plan
potential markets feasibility study
New product development is required 1o meet
the needs of traditional, as well as ¢hanging and Identifies new opportunities Ultimate
emerging markets associated with recent legislative development and
changes. eg. potential tourism implementation of
« New visitar infrastructure is also essential development in national parks 3 Mildura Region
to support the visitor experience, entourage Tourism Destination
private sector investment, and 1o improve Identifies enabling infrastructure Management Plan
transport connections that will encourage private sector
Investment Within this plan, the
number and value
Priaritise key product improvements of new tourism
and new product required, in infrastructure
particular where cppartunities can projects planned
be leveraged off existing projects
suich as the Riverfront Redevelopment Number of projects
as well as future opportunities such provided with
as & Motor Sports Hub Mildura Tourism
Letters of Support
|dentifies activities 1o encourage
tourism operators te refresh their
progucis
B khiidurs Tourisming, $talege P ooy
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b

- Reviews wansport options and
makes recormnmendations for
improvements and new
infrastructure.

Investigate business cases for new
priority projects

Planning s required te co-ordinate the efforts of 11, Provide advice to members who are Number of
private and public sector interests and to ensure seeking assistance to upgrade their consultations with
that the needs of various target markets are products and services. including tourism operators
considered funding opportunities

www.visitmildura.com.au ¢
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Objectives
’-—‘—_________-——"-—P
- o build support levels for Mildura Tourism and our programs.
- [oincrease the co-ordination amongst stakeholders of tourism-related activities
in the region.
| « To increase understanding of the value of tourism in the community
- To provide leadership on regional tourism related issues.

| Relationships - The suppart and cooperation of stakeholders 12 Maintaln current three-year - Scheduted reviews

with Mildura Tourism are essential for the Memarandum of Understanding with lacal councils

‘ long-term sustainability of the organisation with Mildura Rural City Council

and its capacity to undertake effective tourism and Wentweorth Shire Council
marketing and development programs, including which gutlines their financial
responding to specific issues, incidents and support of Mildura Tourism and the
events responsibilities of each organisation.

J 13 Develop a Stakeholder - Ewaluation
Communications and Engagement mechanisms to be
schedule which identifies processes identified in the plan
to inituate and maintain two-way Examples include.

, relationships with key stakeholder
sectars - NMumber of

stakeholder
meetings and
levels of
attendance.
Number of
e-bulletins opened
- Feedback from
stakehoiders as
part of review
processes.
Co-ordination - Co-ordination and collaboration amongst 14 Championing of a new Destination Number of
| stakehoiders is crudial to maximise the Management Plan feasibility study to stakeholders
effectiveness of preduct development and establish new and desired directions participating in
marketing activities for the region's tourism industry inftiatives.

10 Milduys Tourhimm me. (T ateg e Pas yet - 0
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Value of
tourism

Advocacy

Events
support

epiclssl

- In order to encourage greater participation and

support for tourism amongst local

residents and the wider business community,
stronger awareness and understanding is
needed about the widespread economic

and social benefits that can arise from a
well-managed taurism industry. Community
education and engagement is also essential if
the region is to attract and mamtain talented
people in tourism businesses

- As the reglon's peak tourism organisation,

Milgura Tourism should advocate on behalf of
the tourism industry on important issues

- Where appropriate provide strategic advice

and support to relevant major tourism and
business events

15

18

Conduct 'Value of Tourism'’ campaign
elements that target community

and business stakeholders utilising an
integrated series of communications
activities

Explore linkages with the education
and training sector to incréase students’
understanding of potential careers in
the tourism industry

Determine key advocacy platforms
and communications strategies that
are consultative with Mildura Tourism
members and key stakeholders

Working with stakeholders and
event organisers as appropriate
opportunities are identified

I tvall]auu” rﬁElhDds |

« ‘Monitor public and
stakeholder response
levels 1o various
eampaign elements

- Level of media
COVErage.

- Manitor the
number of projects
incarporating
tourism learnings

Monitor industry
response along
with levels of media
COVerage.

- Number of accasions
where support is
provided.

www.visitmildura.com.au n
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Objectives
"-—_—_—_‘_7:?

« Joincrease membership ofMildora Tourism
- Jo increase industry participation and collaboration in tourism-related initiatives.

. To Increase the capacityof Mildura Tourism members to generate greatervisitor
satisfaction through theirproducts and services, hence increasing the viability
oftheir businesses.

cellaboration

Sirategicissue

- Opportunity to significantly improve industry

take-up of marketing opportunities. Bringing
tourism aoperators together behind a cohesive
marketing vision and appraach is a challenge.
There is also a lack of understanding about
Mildura Tourism’s marketing roles

+ To secure and maintain the support of the

region’s tourism operators, Mildura Tourism
needs to effectively and regularly communicate
with its tourism operstors

+ Support Mildura Tourism members to improve

their retationships within the industry to
stimulate their motivation, increase access
to knowledge and resources, and develop
opportunities far referrals, amongst other
benefits

» Need for the tourism ingdustry 1o increasingly

engage in self-initiated collaborative marketing
and produtct development initiatives with
benefits to participants and the broader
industry.

12 iidyrs Teuskim mg Sreaheg o Fan ao - g0t

19

20

21

Conduct membership awareness/
benefits campaigns, continuing these
in consultation with Mildura Tourism
operators.

Idontify and implement
communications and engagement
inftiztives relevant to MT members

Encourage MT member participation
in external training programs that
tan bulid tourism industry capacity
1o work collaboratively together to
implement initiatives,

valuation

- Scheduled member

satisfaction survey

- Number of financial

MT members

+ Financial level of

£0:0p support
pledged by members
for marketing
activities

. Evaluation

mechanisms such a3

- Number of
networking
sessionsangd levels
of attendance.

Number of
e-bulletins issued
and opened.

- Number of member
business advice
tonsultations

Number of member
requests 1o seek out
and participate in
external activities.

- Evaluation of

programs by
participants
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Lyl “:‘.'

valuatioh Methods 3

Sh Bl A2 Shade .
kill - The ahility to meet sophisticated consumer 22 Prepare an Industry Development - Evaluation
development expectalions reguires many tourism operators Plan which includes identification mechanisms to be
to gain a high level of business, operational and and implementation of relevant identified in the plan
digital/social media skills. professional excellence training Examaoles include:
programs, including opportunities
The provision of good customer service is a available in conjunction with other - Number of
critical element of quality visitor experiences agencies such as Tourlsm Victoria and participants
which needs to be reinforced through industry Muriay Regional Tourism. Training attending activities
training topics could include
- Level of adopticn
Digital marketing and social media, of practices after
Customer servite quality including 1raining (follow
‘sale closure’ and the ‘exit’ experience up survey).
Cultural awareness and product
development far international Mystery Shopper

growth markets

Crisis management preparation
response and recovery
Environmental sustainability
practices

program {for
independent
assessment)

www.visitmildura.com.au 13
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S. Governance
and Operation

Objectives
g

- To operate Mildura Tourism according to best practice principles of governance
and operations.

S! ategi( ISSUL‘ Evﬂ!uﬂliun '“E‘hnd"

Financial
management
and good
governance

14

Mildy

I
- Mitdura Tounsm will be positioned as a leader

in good governance by praviding transparent
decision making that is accountable to its funding
partners and it members. This practice allows
the industry to understand decision-rhaking
processes, leading to better decisions, heaithier
partnerships and a stronger tourism organisation

Revisi'ed

M| lgura Towrinm g i

areg

23

24

25

Comply with Mildura Tourism’s
constitutional and govemnance
requirements including the holding of
scheduled Board meetings; its AGM,
and the preparatien of an audited
Annual Report.

Develop Mildura Tourism's programs
in consultation with members and
other industry stakeholders

Report outcomes of evaluation
activities to members and industry
stakeholders

- Anrual performance

review with local
councils.

- Scheduled member

satisfaction survey

- Annual audit of

financial records

Review of anrual
business plan
agamst KPis

Media coverage
achieved with the
publlic release of
tourism visitation
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Professional - Mildura Tourism should be a rale model in 26 Devalop an annual Professional - Annual performance
standards professional standards for the tourism industry. Development Program for Mildura reviews of Mildura
Tourism staff and board members Tourism staff and
- Board members should be appropriately skilled 1o support the implementation of the board directors.
in good governance and effective participation the Strategic Plan. i
in board protesses. - Scheduled member
satisfaction survey.

Staff require a range of skills to implement the
Strategic Plan, inciuding facilitation skilis so they
can work collaboratively and consultatively with
Mildura Tourism members to engender their
support and co-operation.

www.visitmildura.com.au 15
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Visitmildura.com.au
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Telephone 03 5021 0599
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EXECUTIVE SUMMARY

PROJECT OBJECTIVES

The objective of this project is to improve the quality and range of the Murray Region's
tourism product offer with a view to driving increases in visitation, length of stay and the visitor
experience. The project is based on developing an understanding of the region's tourism
markets, triggers for visitation, tourism product gaps; and identifying projects that will have a
significant impact on the tourism industry in the Murray Region.

BACKGROUND AND RESEARCH

A background research paper was prepared which consolidated the findings from the
assessment of visitor markets, product gap analysis, consultation with stakeholders and
industry and review of tourism palicy.

The main theme to be taken out of the research Is that the region should be promoting and
developing the river further: the Murray River is the unique and defining attribute. Many of the
cities and tawns along the Murray are not structured in ways that link the riverfront with their
CED, or do not provide strong and compelling riverfront experiences for visitors,

The second overarching theme identified in the research and consultation Is the need for
development of visitor activities at destinations throughout the region, referred to as
‘Destination Development’ throughout this report.

Other key points identified in the research and consultation undertaken to inform this project
include:

- There is strong Govemment policy and strategy support &t all levels of Government
highlighting the need for investment in product and infrastructure to promote growth in
the tourism industry;

= The reglon’s primary tourism strengths identified through the product audit are Golf and
History and Heritage;

B mmmammmmmmmmmmmm,umm

MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

«  Visitation forecasts based on recemt visitation trends and ABS population growth
forecasts indicate limited growth over the next decade, unless investment in new
tourism product is achieved.

DIRECT VISITOR RESEARCH

Market research, undertaken by Colmar Brunton surveyed 1,000 people to determine their
perceptions of and intentions to travel to the Murray Region. This research provides insight
into the product development opportunities included in this document.

The survey Indicates that one of the factors in determining holiday destinations is the
avallabllity of low cost accommodation, which indicates support for the development of
backpackers and serviced apartments.

The survey also highlighted the low level of market awareness of the quality nature based
tourism opportunities in the Murray Region, and the appeal of these experniences to potential

visitors. Therefore, the emphasis on the development of both the National Parks and tourism
opportunities on the river align with the resuits of the Direct Visitor Research.

The Direct Visitor Research also supports the view that although the Murray Region has
strong agricultural and horticultural industries, these are not necessarily translated into
tourism experiences. The survey indicates that the development of food, wine unigue
accommodation may attract visitors who have nol travelled to the Murray Region before.

Overall, the experiences that are most likely to generate additional visitation were found 1o be:
Escaping into the natural world;
Touring routes; and,
History and heritage products;

Touring routes, adventure trails and local produce were also identified as being more likely to
attract higher income visitors, which may translate into higher visitor yield.
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KEY AREAS OF OPPORTUNITY

The summary of research and consultation has led to a number of areas of opportunity for
tourism growth through product development in the Murray Region. These have been
identified through an assessment of product geps in the iﬂoﬂ consultation with
stakeholders and an assessment of visitor markets. Key tourism opportunities include:

=  The River. Visitor access 1o and experience of the Murray River itself;

= National and State Parks. The diverse and significant natural and indigenous
experiences that can be developed in the region’'s National and State Parks;

- Golf Infrastructure and Fadllities. Improving the infrastructure and facilities associated
with the region's golf courses;

s Food and Wine. Providing more opportunities for visilors to access the region's
agricultural and viticultural produce, inciuding cellar doors, farm gate sales, providores
and restaurants,

s History, Heritage and Culture. Developing a range of products highlighting the historic
and cultural attributes of the region;

+  Festivals, Events and Conferences,  Developing a coordinated range of major festivals
and events throughout the Murray Region and increasing the region's presence in the
business events and conference market, through the development of new conference
facilities; and

= Accommodation. improving and diversifying the range of accommodation in the region,

STRATEGIC INITIATIVES AND DEVELOPMENT
OPPORTUNITIES

The development opportunities for the Murray Region are organised into three categories,
destination development, which highlights the need to increase the range of product available
in locations across the region, positioning projects that support tourism investment, and major
development opportunities which address product gaps. The objectives for each of these
initiatives and objectives are included in Table 2.

DESTINATION DEVELOPMENT

In many of the tourism nodes within the region, there is more likelihood of meeting the
objectives of the project (to increase visitation, length of stay and the visitor experience)
through a range of smaller projects rather than large single developments.

The projects identified as Destination Development initiatives include:
= Improvement of river access infrastructure;

. Development of touring routes that link the Murray's destinations,
= Infrastructure investment in camping and visitor facilities;

= Designated safe swimming areas;

. Investment in tracks and trails;

. Infrastructure to support bird watching;

. Investment in indigenous sites and interpretation;

«  Upgrades to Golf Club facilities:

+  Development of rverfront dining and accommodation;

« A more diverse range of food and accommodation;

= Access to local produce and cellar doors;

=  Streetscaping and town entrances; and

«  Standardised tourist and directional signage.

MURRAY REGIONAL TOURISM BOARD ‘lqpban m
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TABLE | OPPORTUNITIES AND OBJECTIVES

LAY

mm destinations through development of engaging visitor
investment in quality tourist Infrastructure and appesling townships.

Strengthen the Murray's tourism product offer by positioning the Murray as an
accessible, authentic and unique Australian icon.

Promote and develop the river as the unique and essential element of the region’s
tourism offer, passive, active and social uses of the river and its banks.

Ensure that National and State Parks deliver high quality nature based and
Indigenous experlences through improvements 1o infrastructure and the
development of innovative tourism products.

Strengthen and increase the prominence of golf tourism In the Murray through
facility renewal and attraction of new investment in golf infrastructura.

Improve the Murray's food and wine tourism offer by encouraging primary
producers to develop tourlsm infrestructure, promoting the use of local producs
and the development of divarse and unique dining experiences.

Provide unique Mutray heritage experiences through improvement and
modernisation of existing heritage lcons and strengthening herltage interpretation
linked to military history, river trade and transpont, pioneers and Irrigation.

Promote an increase in year round visitation to the Murray through event facility
Investment and coordinated developmant and promation of 8 serles of events and
conferances linked 1o the Murray’s tourism strengths.

To diversify the accommaodation base in the Murmay region to appeal 10 target
visitor segments

Ensure that the Murray provides critical Infrastructure 1o maintain and strengihen
accessibility for visitors to the region,

MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

POSITIONING PROJECTS

A range of projects that are more aligned to marketing and positioning of the Murray than
product development have been identified through the study. These projects are required 10
support product development initiatives in order to reach the objectives of the study.

Inclusion of the Murray River in the Australia’s National Landscapes Program to help
raise the profile of the unique landscape of the Murray Region,

Online presence development including website, mabile friendly website, applications
and online social media to meel consumer expectations for visitor information and trip
motivation;

Development of Mildura. Gateway to the Outback Packages to strengthen the
international and interstate visitation potential of the Murray Region linking to Mungo
National Park;

The development of a coordinated major events calendar building on existing major
tourism events,

Short break and golf packages targeted to key domestic markets;

A Murray region feod and wine brand building on the Murray's role as an important food
bowl in Australia;

Attraction of coach tours; and altracting a low cost carrier to Mildura to strengthen
access for international and interstate visitors.

PRODUCT DEVELOPMENT OPPORTUNITIES

The product development opportunities identified for the Murray Region are those that have
been assessed as most likely to meet the project's goals. lo drive increases in visitation,
length of stay and the visitor experience, Each of these development opportunities have a
clear objective, which can be used to assess future development proposals in the Murray
Region.




HPRM- Ref: DOC/16/18828

PRODUCT GAPS

Table 2 provides a summary of the most significant product gaps and development

The table also includes key development proposals related to each of the gaps, impediments
10 their implementation and recommended actions for the Murray Regional Tourism Board to

facilitate development.

opportunities for the Murray Region. This is based on the analysis of visitation, strategies,
products and consultation included in Part 1 of this report.

TABLE 2 PRODUCT GAPS AND DEVELOPMENT INITIATIVES

Riveriront tourism and
b ey Sl o
Murray Region.

River acoess, including riverside tracks
and Iralls, boat access, parking and
visitor smenities

The Murray Region provides little
encouragement for touring aiong the
river through designated touring routes
and itineranes,

MSwanHm m -

Koondrook, Tocumwal, Corowa
Barham and Gateway |sland.

Rivar Access project as pan of Ponts
of the Murray.

Elements of the River Red Gum
development plans.

Murray Valley Trail

Murray Adventure Trall

Themed touring Routes

Hub and spoke touring loops

Planning, private financing, Government
funding

Determining project scope and inclusions,

south bank border issues, coordination

Identification of kay touring destinations,
resources for marketing and promation,
signage and mapping.

Coundils and communities

Support . rivarfront redevelopment
projects, in the iarge as well as small centres

Suppon the formation of 8 working group to develop & river bank
infrastructure plan

Work with the Murray Darling Association to promote the Murray Valley
Trail

Work with the Parks services on both sides of the river to identify and
promote adventure opportunities

Include the trail and itineraries on Murray Tourism website.

Recognition of the Murray as a unique
pan of the Australian geography.

A signature nature-based and
indigenous atiraction, that promotes the
Murray as a international tourist
destination

Many of the Parks and Reserves along
the river have recently been converied
from Siate Forests, and therefore
require invesiment o meet their full
tourism potential

Australia’s National Landscapes

Lake Mungo all weather road
Lake Mungo visitor centre

NSW and Victorian River Red Gum
Parks development programs are
underway,

High ropes experience, eco-lodges,
tracks and trails,

Availability of resources lo prepare
submissions

Cost of infrastructure, conservation
concerms

Funding, possible conservation conflicts.
Private parinerships for some NSW
initiatives.

MURRAY REGCIONAL TOURISM BOARD

Prepare an application for submission to Australia's National Landscapes,
with assistance from Local and State Government Stakeholders.

Provide support 10 the development through information sharing,
promation and marketing support.

Work with tourism operators 1o develop packages that make the most of
the Western Murray as an accessible outback experience, with Mungo as
Its signature experlence.

Continue to work with Parks Vicloria and Parks NSW 1o pramaoie the
development of visitor experiences In the region’s Parks and Reserves,
including, indigenous sites, walking, cycling and canoe trails, bird
walching, access, camp sites and armenity blocks.

Provide ongoing suppon to the project 85 a conduit between State
Government Authorities, promotional and marketing suppon

Sjurban .

JUNE 2012
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Sourcing investiment funding, increased
competition In the goll \ourism market,
declining panticipation rates, existing
operator attitudes to invesiment.

MRTB.Actions

Undertake targeted golf market research

Facilitate and encourage golf course investment. Investigate the potential
of developing an invesiment manual for golf courses.

Highlight the: nead for furthers investment through providing information on
the golf market competition and consumer preferences.

Corowa Chocolate Factory
Koandrook Goods Store Proposal
Riverfront development projects

A range of smaller tourism products;
celiar

; rm gale and meet the
maker, providores in towns, goods
vans during camping peak periods.

Planhing and permits, lack of suilable
locations and buildings, funding, difficulty
of new ventures competing with
established clubs

More large scale corporate operations
than boutique producers, lack of
understanding of demand and benefits,
needs a concentration of product to create
a visilor experience (le: a food and wine
touring route, not just one provider)

mmmwsmmmgum:

Link potential developers to grant opportunities - TQual, RDVIRDA etc

Provide suppor to Gannawarra Council in the conversion of the Goods
Shed into a unigue dining experience

Provide support to the private developer to gain required approvals and
permits 10 ensure the Corowa Chocolate Factory meets its full potential
Promote agricultural tourism opportunities through Information sessions
and study lours.

Identify key regions for promotion of the benefits of food ana wine tourism
oppartunities.

Investigate the development of @ Murray food and wine brand to suppon
the development of lourism opportunities.

Lack of cultura! facilities targeted to
higher yielding markets

Generally poor interpretation and
development of secondary heritage
products.

Port of Echuca Redevelopment
Phase 2and 3

Albury Cultural Precinct and Albury
Regional Ant Gallery Upgrade

Corowa Federation Museum,
Holbrook Submarine Musaum,
Deniliquin Ute Museum, the Echuca
Art Gallery and the Murray Open
House Festivals.

Funding

Funding, cost of preparing feasibllity
studies and funding submissions, ongoing
management and resourcing.

Provide suppart to the Campaspe Shire in obtaining funding for further
development of Echuca's tourism precinct.

Provide suppor to the Albury City Council in promoting the opporunities
and development of this cultural precinct

The development of heritage product In a range of locations on the Murray
should be supponed through assistance with promoting the opponunities
listed under Product Development Initiatives,

No coordinated effon 1o raise to profile
of fishing In the Murray Region.

Vi

Murray Fishing League

MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

Resourcing, funding, parochialism

Initially, MRTB would assess the level of Interest from existing
competitions with a view to forming a development committee.
Further work would Involve identifying major sponsors, coordination,
and linking the committee 1o funding oppontunities and
stakeholders,
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There are many events in the Murray Consclidated Event Strategy Coordination with Councils, resourcing, Dedicate Murray Regional Tourism Board resources to the development of
Region, but few that draw large ptanning (Swan Hill motor spor facility is a Murray events strategy. The strategy shouid identify the resources
patronage and create awareness of the The North West Motor Sport within a Farming Zone) required to promote and develop major evenis across all sectors in the
region. There is a need for a Development Strategy Murray Region. The strategy should also consider the establishment of a
coordinated approach to the dedicated Mumay evenls unit.

3;’;‘,’,?:’5",’;?;; ‘,’feg"-":,"‘s e New or recantly iniliated festivais that should be considered for inclusion in

this strategy include the Albury Wodonga Arts Festival, and the Waking Up
The Spirit Festival held at Culpra Station, near Euston,events connected 1o
the Murray's key attributes as well as nationally focussed music lestivals.

Provide support to the Councils included in the Motor Spont Development
Sirategy lo ensure that the project meets its full tourism potential. Include
major motor spor avents in the consolidated strategy

Backpackers in Albury, Swan Hill, Ready Investors, difficulty in sourcing Ensure accommodation is included in the development of an investment
Yarrawonga. finance, oversupply of 3 and 3 1/1 star prospectus for the Murray. The prospectus will bring together research and

hotels reducing rates information 1o prospective Investors. This would draw on information from
Serviced apartments in Swan Hill the Tourism Development Plan.

Link potential developers to grant opportunities - TQual, RDV/RDA etc.

Planning, lack of suitable locations and Promote riverfront dining opportunities to councils considaring riverfront
buildings, financing private devalopment development projects.

Link potential developers to grant opponunities - TQual, RDV/RDA etc.

There is a gap In conference facifiies in  Echuca 5 Star Resort and Financing, increasing competition in the Murray Reglonal Tourism Board can provide suppon to the Echuca
the reglon, particularly in locatlons with ~ Conference Centre confarence and event market proposal by providing supporting information, acting as a condult to
large accommodation capadity, good govemment agencies and promotional and marketing support.

ng toursm prod Riverfront project Promote the conference opportunity as par of the Mildura Riverfront in
v conjunction with the Mildura Council

MURRAY REGIONAL TOURISM BOARD ‘l‘l!r.ban il
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TIER 3 PROJECTS

The majority of Tier 3 projects are in the National and State Parks, Festivals, Events and
Conferences and Accommodation categories.

Many of these projects have not been included in Tier 1 or 2 as their impact is expected 1o be
at a community level, or support existing visitors rather than attracting new visitors and
markets. Also, much like Tier 2 projects, many are of a smaller size and scope than the Tier 1
Priority Projects. The inclusion of a project in Tier 3 should not be seen as precluding it from
proceeding, rather the onus should be with local communities and Councils to bring them to
fruition.

All of the proposals for new interpretive and visitor centres are in Tier 3. This is based on two
factors impacting on the sustainability of these centres: firstly, there is trend towards visitors
using the internet for travel research both prior to and while on their trips, and secondly, many
of these centres are not financially sustainable, and are becoming burdens for Local
Governments and communities. These factors should be taken in to account before
assessing the scope and demand for new visitor or interpretation centres.

Many of the projects in National and State Parks will provide infrastructure and additional
amenity to support the needs of visitors. Taken individually, they will have a marginal impact
on tourism to the region, but based on the research findings, when combined the
developments across all of the Parks in the Murray Region, can realise increases in visitation
and length of stay in the region.

Eco-lodges are an interesting proposition for the Murray Region. Although they provide

signature experiences and can act to highlight the natural attractions, due to their
MMMWMO!HWM mdudngtl'leirmﬁonme
mm wmmmbeenmwadlnlﬂghuTers their development
should be pursued as they will add diversity to the accommodation and experiences on offer.

The Echuca Bridge Arts Project may become a major attraction for the Murray, and provide
an impetus for visitation from new market segments. Its inclusion in Tier 3 is not a reflection
on this possibility, but rather that it is 100 early in its development to have a clear view on its
impact. In particular, it is difficult 10 assess the proposal before the new Echuca-Moama
bridge has a confirmed location and has been fully funded. This project should be revisited
once the underlying infrastructure development has been confirmed.

The inclusion of a number of the festivals and events in Tier 3 is due 1o the assessment under
Criterion 2: Visitation, Length of Stay and/or Yield, which is one of the highest weighting

criteria. As discussed in Part 2 of this document, the Murray Region receives over 5,000,000
visitors per year: it is difficult for an event over one or two days to have a significant impact in
this context. Horse Racing Carnivals are already held in a range of locations in the region:
further development or promotion may not provide commensurate benefits, although as they
are an attractor of younger market segments they should be supported in the future.

Overall, these projects should be assessed in the context of how they support the continued
development of tourism destinations. The purpose of this project is to identify projects that
increase visitation and length of stay in the Murray Region: this can not only be achieved by
single large investments but also by a range of small developments such as those included
here and within the broad initiatives discussed in the following section

MURRAY REGIONAL TOURISM BOARD
JUNE 2012 ‘!l.l'!r.b.a.ﬂ
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1. INTRODUCTION

1.1. RESEARCH AND CONSULTATION

This section of the repon provides a summary of the findings included in the Murray
Region Tourism Destination Mangemen! Plan Research Paper. The research and
consultation has provided the basis for understanding the broad categories of
development opportunities that will have the most impact on the region's tourism industry.
For further details and explanation of the research and consultation process and findings
pleasa refer to the Research Paper produced in conjunction with this repont.

1.2. METHODOLOGY

The research undertaken far the project includes;

. A review of Federal, State and Local Government policy and strategy;

. An audit of tourism product in the Murray Region;

= Visitor demand analysis; and

. Visitation forecasts.

Consultation was undertaken across the Murray Region and consisted of the following:

. 13 Waorkshops with Local Government and industry stakeholders held in Swan Hill,
Corowa, Echuca, Albury, Cobram and Mildura, attended by 108 persons:

» Interviews and meetings with over 30 stakeholders in the Murray Region, including
State Government, local developers, sporting and RSL clubs;

= 150 responses to the Murray Tourism Business Survey;
2 20 responses to a survey of VIC staff; and

. 170 responses from a Murray Region visitor survey.

a MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

The consultation process was used to understand what stakeholders considered to be the
key gaps and or opportunities in product and infrastructure development in the Murray
Region and the key barriers to tourism investment.

In addition, a market research exercise has been undertaken with key ongin markets for
the Murray Region. The aim of the research was lo understand the travel perceptions and
motivations of visitors and non-visitors to the Murray Region.

1.3. CONCLUSIONS

The following conclusions have been drawn from the research and consultation:

. Federal, State and Local Government policy provides strang support for investment
as a driver for tounism growth;

. The review of Local Government documents has identified a range of projects for
consideration, which are included within this report;

= Visitation to the Murray has declined over the past decade, although there is an
indication that following the end of the drought in the last few years, visitation is
increasing;

«  The main decline in visitation has been in people aged under 45;

«  Projected visitation over the next decade supports the need for both investment and

change, as the growth projections indicate that visitation will not retumn 1o the levels
of a decade ago without it;

«  The product audit has identified Golf and History and Heritage as pnmary strengths
of the region: this does not reflect the findings of the visitor survey or the percaption
of the Murray Regional Tourism Board;

. The Murray has a large accommodation capacity, but there are many 3 to 3 % star
motels that require refurbishment to retain market competitiveness; and
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The most significant barrier to investment in the region is the difficulty in obtaining
finance for regional tourism projects.” Other barriers identified include the cost of
feasibility and pre-feasibility studies, planning restrictions, staff issues and cross
border issues.

In addition to these issues, the lollowing opportunities for tounsm development were also
evident in the results of the research and consultation:

There is a need to reinvest in and establish a range of new tourism product across
the Murray: many areas lack a range of visitor activities and many of the existing
products are in need of a refresh. This was seen as a significant impact on the
appeal of the Murray Region as a family destination;

The waterfront and the river has been underused and undersold to visitors, and
presents the main opportunity for development, including improved visitor access;

Closely aligned to this are the opportunities 1o promote nature based and eco-
tourism in the National and State Parks in the region

Conferences, events and festivals may provide reasons for new visitors to come to
the region, and also promote seasonal and regional dispersal of visitation;

The Murray Region is @ major agricultural and wine production region, yet this has
not been translated into a range of tourism products or products carrying a "Murray
River” brand; and

There is a need 1o diversify the accommodation stock in the region, and there is
demand for more accommodation on the riverfront.

MURRAY REGCIONAL TOURISM BOARD
JUNE 2012
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2. STRATEGY REVIEW

2.1. INTRODUCTION

This section provides a summary of the Federal, State and Local Government sirategies
and policies reviewed to inform the development of the Murray Region Tourism
Destination Mangement Plan. A more detailed review of these documents is included in
the Research Paper developed in association with this report.

Much of the focus of Federal and State Government tourism policy is on experience
development, particularly on unique experiences and landscapes that a reglon can offer.

The Murray's unique experiences which should be the focus are:
. The Murray River itself;

s Unique river craft: houseboats, paddle steamers;

. River red gum forests;

- Inland river ports; and

. Mungo National Park,

2.2. FEDERAL POLICY

There is strong support from the Australian Government for growth related to the tourism
sector. The National Long Term Tourism Strategy sets out a framework which provides
support for tourism product and tourism related development. The Government's 2009
National Long Term Tourism Strategy identifies that in order for Australia to remain
competitive in the Global tourlsm market; continued investment is required to deliver
quality sustainable tourism product and services that provide visltors with compelling
tourist experiences.

6 MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

2.3. STATE POLICY

2.3.1. TOURISM VICTORIA

Tourism Victoria Is the primary body responsible for governing tourism policy direction
and development in Victoria. Tourism Victoria is committed 1o securing Victoria's long
term tourism future and supporting the delivery of quality infrastructure across Regional
Victoria.

Tourism Victoria's Regional Tourism Action Plan 2008 - 2012 addresses cross-regional
issues and confirms priorities for each of Victona's ten tourism regions. At the core of its
strategy is the objective of improving the supply and quality of tourism experiences. |t
particularly seeks lo secure investment and infrastrugture priorities around Victoria's
natural asset base and the tourism strengths of each region, advance priority investment
projects identified for each region and ensure that tourism projects continue 10 be a
priority in Government investment and infrastructure planning.

Tourism Victoria's Regional Tourism Action Plan identifies the following key projects for
development in the Murray Region:

= High quality accommodation with large capacity integrated with a regional
conference facility (Mildura, Wodonga and Yamawonga);

. Nature-based infrastructure and invesiment product along the Murmray River,
including consideration of a river trail with appointed visitor accommodation (similar
10 the Great Ocean Walk model);

- Tourism infrastructure and product to support the Pon of Echuca as a heritage port
and Swan Hill Pioneer Settlement;

. Implementation of the Mildura Riverfront Masterplan 1o creale a riverside lournsm
precinct that integrates the Mildura CBD with the Murray River and marina; and

- Completion of Bonegilla Migrant Centre expenence.
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2.3.2. DESTINATION NSW . Themed touring routes, such as nature based, history and heritage and food and
wine;

The major strategy for tourism development in NSW is Towards 2020: New South Wales
Tourism Masterplan’. This strategy notes that the for tourism to meet its full potential it . State and National Parks;
needs to be perceived as an attractive investment option, and that government need to be
involved in promoting the opportunities and benefits of tourism investment. There is a
need to promote investment to improve tourism product including accommodation, built:
and natural attractions and tour operations. Towards 2020 sees the role for government in v Improved tourism related signage;
promoting investment in the industry as providing information, marketing, development
incentives, planning frameworks and public infrastructure.

. Streetscaping and attracting increased visitation through improvements 1o town
entrances;

- Interpretive Centras, particularly in the NSW municipalities; and

Significantly for regional NSW, this strategy also highlights the opportunities for tourism o (Moslamas et looking to increans: vialiation HOUgs; events,

products and experiences related to non-tourism businesses such as transportation,
mining and agriculture.

2.3.3. STATE PARKS AND WILDLIFE AGENCIES

The NSW Parks and Wildlife Service and Parks Victoria have prepared a range of tourism
development plans for the National and State Parks in the Murray Region. Tourism
development plans for the areas recently converted from State Forests, such as Barmah,
Millewa and Gunbower are particularly imponant, as they recommend infrastructure to
support the ongoing use of the areas by visitors.

2.4. LOCAL GOVERNMENT

Many of the towns along the Murray River are currently undertaking masterplanning or
redevelopment of their river interfaces. incuding Mildura, Swan Hill, Robinvale,
Koondrook, Echuca. Tocumwal, Corowa, Albury and Wodonga. These projects include
tourism product and infrastructure, such as accommodation and hospitality, improved
river access, parks and bike and walking trails.

Other racurrir_r_g themes in the Local Government product and infrastructure development:
proposals include:

- Increased or upgraded boat ramps and river access;

= Cydling and walking trails;

' Destination NSW, 2002.

MURRAY REGIONAL TOURISM BOARD ‘lg!‘:hgn 2
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3. VISITOR DEMAND ANALYSIS

3.1. INTRODUCTION

This section provides a summary of the extensive analysis of visitation trends included in
the Research Paper. The majority of the information is extracted from the National Visitor
Survey and International Visitor Survey, conducted by Tourism Research Australia.

The analysis of visitation trends provides insights into the overall performance of the
industry over the past decade, both in the Murray Region and in comparison to the State,
demographic trends, preferred visitor activities and market segments. In addition, the
information is used to project visitation to the Murray over the forthcoming decade.

3.1.1, METHODOLOGY

The main data source used in the analysis of visitation to the Murray Region is the
surveys undertaken by Tourism Research Australia, the National Visitor Survey and the
International Visitor Survey. Where applicable, data from the Australian Bureau of
Statistics is used to support the analysis.

NATIONAL VISITOR SURVEY (NVS)

Tourism Research Australia is responsible for conducting the National Visitor Survey.
120,000 Awustralian residents are interviewed annually about their travel for the NVS,
capturing interstate and Intrastate visitation. The information NVS includes visitor
destinations, origins, activities, nights spent, travel methods, aclivities and expenditure.

Daytrips are only included in the NVS if the respondent travelled more than 50 kms from
their residence, and spent more than 4 hours at the destination.

INTERNATIONAL VISITOR SURVEY (IVS)

Tourism Research Australia also conducts the Intemational Visitor Survey. The IVS is
conducted in the departure lounges of eight international airports in Australia: Sydney,
Melbourne, Brisbane, Cairns, Perth, Adelaide, Darwin and the Gold Cost. 40,000
departing tourists are interviewed about their time in Australia.

8 MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

NOTES ON DATA ANALYSIS

- “Murray Region” is used to refer to the entire study area for this project, which is
then split into the 5 sub-regions described in 0.

. To account for small sample size, and to even out results when making comparisons
across the past decade, averages of the years 2001 to 2003 and 2009 to 2011 are
used.

- Unless noted, references to years should be read as the calendar year, ie: January
to December.

= When comparing the five regions within the Murray Region, visitor nights 1s used in
preference to the number of visitors, as this avoids the counting of one visitor
several times if they stay in various locations in the region.

3.2. ANALYSIS SUMMARY

Whiist the overall decline in overnight visitation to the Murray Region can be attributed to
Australian wide trends, there are some local changes in the Murray market in the past ten
years which cannot be attributed wholly to broader macro-economic trends. These
include:

«  The decline in family market to the Westem and Mid-Western areas of the Murray.
«  The extent of the decline of visitors aged 15 to 44 across the entire Murray Region.

In order for the Murray Region to regain its position in the marketplace for these
segments, a deliberate effort is required in developing and refreshing product which
engages with these markets.

There is likely to be the greatest demand from existing visitors to the Murray Region for
tourism product which fits into the following categories:

=  Product that provides opportunity for social interaction/ engagement such as pubs,
restaurants, shopping, events facilities; and




HPRM Ref: DOC/16/18828

*  Product that allows visitors to engage betier with nature and the outdoors, such as
walking trails, fishing/boating infrasiructure, guided tours, guided walks, cycling
trails,

Based on the market preferences of the key segments to the Murray, experience
improvements for consideration include:

. Improved dining, local produce and wine experience targeting socially, aware
segments and visible achievement;

- Formalised nature based tourism including tracks and trails targeting tradilional
family life and socially aware segments; and

. Authentic heritage offer targeting socially aware and traditional family life segments.

Visitor projections highlight that without targeting product and marketing towards younger
segments, the Murray Region will have limited growth over the next 10 years.

Whilst the older domestic segments are critical for the Murray Region going forward, in
order for the Murray Reglon to grow in visitation and yield, the Murray Region needs to
make a considered effort towards:

. International visitors through further development and promotion of its icons; and

* Mid-life adults and young families through refreshing the existing product offer with a
focus on food and wine, heritage and nature based lourism.

3.3. VISITATION

In 2011 the Murray Region attracted around 4.5 million visitors, approximately half of
those were overnight stays. The region has experienced a significant decline in visitation
over the past 10 years, particularly in overnight stays, and visitors aged 15 to 44 years of
age.

Whilst there was an overall decline across the Murray Region in the last ten years, some
Murray sub regions performed better than others. In particular, daytrip visitation grew in

the Eastern Murray and Mid-Eastern Murray, whilst the Western Murray and Mid-Western-

Murray had marked decline in dayirip visitation. The decline in overnight visitors impacted
on all sub regions of the river.

FIGURE 2 VISITATION TO THE MURRAY REGION 2001-2011
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It Is important to consider the broader trends in tourism when considering visitation to the
Murray. The trend in reduced overnight visitation is shared with most tourism regions in
Australia, and has occurred at the same time as the substantial growth in Australians
undertaking International trips. Some hypotheses around the decline of overnight
domestic visitation in Australia include.

. Growth in domestic outbound visitation as a result of the Australian Dollar and the
low cost international flights.

B Australian's preference for shon trips rather than long trips.

- The global financial crisis encouraging older Australians to travel less due to
decreased superannuation.
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FIGURE 3 INDEXED OVERNIGHT VISITATION TO AUSTRALIA,
NSW, VICTORIA AND THE MURRAY REGION 2001-2011
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3.4. DEMOGRAPHICS

The visitor demographic across the Murray Region was relatively consistent, with the
prominent groups being those aged 45-64 years and 25-44 years. The Weslern Murray
had @& significantly lower level of persons aged 1s~24wes+uunmomumms‘.
nsmmmnymﬁawiﬁﬁwmmmmhwm

The major domestic market for the Murray is Melbourne, followed by Regional Victoria,

Reglorial NSW and Sydney. | South Australia is a relatively minor market across the
Murray Reglon, but Is more prominent In the Western Murray and Mid Westem Murray.

International visitation is low, with keygmupshohgwmang touring visitors from
traditional locations including New Zealand, the UK, Continental Europe and North

10 MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

America. The Mumray Region receives a significantly lower proportion of visitors from
Aslan countries than Australia overall.

3.5. ACTIVITIES

Key activity segments from the NVS that existing visitors 1o the Murray Region engage in
include:

»  Estoutat restaurants;

- General sightseeing;

" Pubs clubs discos etc;

«  Goshopping (pleasure);

«  Visit friends and relatives;

«  Gofishing:

= Visit history heritage buildings sites or monuments;
. Bushwalking or rainforest walks;

. Visit national parks or State parks;

=  Visit museums or art galleries;

. Go on a daytrip to another place; and
. Water activities or sports.

The proportion of visitors undertaking most of these activities is higher than in regional
Victaoria and regional NSW, highlighting both the availability of product and the high level
of participation in activities of visitors to the Murray Region. The only activities which rank
lower in participalion than the regional Victorian average are “visiting national or state
parks” and bushwalking or rainforest walks. This highlights that whilst the natural assets
are present in the region, they are not being utilised to the same exten! when compared
with other regions in NSW and Victoria.
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Participation data also suggests that whilst visitors to the Murray undertake active
participation in the outdoors, the key activities are indoor activities linked to the townships,
such as eating out, pubsiclubs discos and shopping.

3.6. MARKET SEGMENTS

The Roy Morgan Values Segments research included in Tourism Victoria's Regional
Awareness and Perception Study suggests that in three of the key Victorian market
segments, between 33% and 39% have visited the Murray in the past five years, as
shown in Figure 4. Although the NVS visitation data does not provide information on
these market segments, Traditional Family Life and Conventional Family Life have been
the traditional high visitation Roy Morgan Values Segments.

FIGURE 4 ROY MORGAN VALUES SEGMENTS: VISITED ONCE IN
THE PAST FIVE YEARS
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Whillst it Is important for the Murray Region to maintain and improve its strength in product
provision for Traditional Family Life and Conventional Family Life segments, there is an
opportunity to develop product that appeals to the higher yielding segments such as
Visible Achlevement and Socially Aware.

In addition, the Murray Regilon has not diversified Its product mix to the same extent when
compared to traditional beach side destinations such as the Momington Peninsula and

the Bellarine Peninsula. This shortfall in new development impacts on the Murray
Reglon’s competitiveness when trying to attract these higher yielding segments,

In addition, the Murray Region and its destinations rank very low in unprompted
awareness for all of the key Roy Morgan Visitor Segments, other than Traditional Family
Life. This suggests thal the product and destinations are not targeting younger and mid-
life segments as well as the older segments.

3.7. VISITOR FORECASTS

The total visitation projected for the Murray is based on the trends plus population growth
for domestic visitation and the logarithmic projection plus Tourism Forecasting Committee
growth forecasts. For the Murray Region, this results in 2 small growth projection over the
following decade, and amounts to an additional 4% of visitors by 2022. The projected tolal
visitation for 2020, 4.7 million, is still less than In the years up to 2004 when over 5 million
visitors were attracted to the Murray region annually.

FORECAST VISITATION TO THE MURRAY REGION

Overall, analysis of the changes In the age of visitors to the region indicates that there will
be a continued aging of the visitors to the Murray region over the next decade. Between
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4. DIRECT VISITOR RESEARCH

4.1. INTRODUCTION

To inform the Murray Region Tourism Development Plan project, Colmar Brunton were
appointed to undertake market research with key origin markets for the Murray Region.
The aim of the research was 1o understand the travel perceptions and motivations of
visitors and non-visitors to the Murray Region:

The data provides information that identifies the characteristics of these groups and an
understanding of what tourism product and infrastructure will motivate regular visitors to
visit more often.

4.2. METHODOLOGY

Colmar Brunton received 1,000 responses 1o the survey conducted via the internet, The
demographic mix is summarised in Table 6.

TABLE 6 QUANTITATIVE RESEARCH DEMOGRAPHY

Male

Female 51% 510

Under 25 yrs 17% 170

2510 45 yrs 35% 350

46 yrs plus 48% 480

Matro Meiboume 40% 400

Reglonal Victorie 20% 200

Sydney 10% 100

Regional NSW/Canberra 20% 200

South Australia 10% 100
1,000

4.3. KEY FINDINGS

The key findings of the Quantitative Research to support the product development
opportunities included in Part 2 are highlighted below:

. The main sources of visitors to the Murray Region are Melbourne and Regional
tcloria;

« Costs are en important factor in ftravel dedcisions, which supports the
recommendations for both back packers and serviced apartments;

= That the natural attributes of the region, although significant, are not prominent in
the tourism marketplace;

«  Survey respondents indicated that they didn't believe the Murray Reglon offered
strong food and wine experiences;

. Overall, the experiences that are most likely to generate additional visitation were
found to be:

. Escaping into the natural warid;
=  Touring routes; and,
- History and heritage products;

«  Also, food and wine and high quality and unique accommodation may attract visitors
who have not travelled to the Murray Region before;

- Touring routes, adventure trails and local produce were identified as being more
likely to attract higher income visitors.

MURRAY REGIONAL TOURISM BOARD ‘lynban 13
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4.6. INFLUENCE ON TRAVEL INTENTIONS TABLE 13 IMPACT ON VISITATION

Nine holiday experiences were included in the survey; respondents were asked how they
would influence their visitation to the Murray Region. The experiences were tallored to
provide insight into the possible impact that the development opponunities discussed in
Part 2 of this report may have in the tourism market place.

21% 43% 2% 3% 1%
Data included in Table 14 indicates how these experiences will impact on travel
intentions: the axperience's likelihcod of attracting new visitors to the region is taken into
account as well as the likelihood of visitation. This data provides strongest support for 17% 40% 37% 4% 2%
riverfront developments, local produce, and touring routes, and the only experience with 8
significant less likely response Is Kigh agranaline activitias. -
6% 15% 48% 16% 15%
Table 15 provides data on how the people more likely to travel to the Murray will change
their intentions. The propensity to travel indicates how likely these experiences are to
attract new visitors by combining more likely to travel responses and *Visit the Murray 16% 31% 8% 5% 6%
region specifically for this activity”. Table 14 has this data for only those who have never
been to the Murray before. The 6 experiences showing high propensity to generate travel
to the Murray Region are: 23% 41% 33% 2% 1%
" Escaping into the natural world, camping by the water, fishing and disappearing for
a few days into the riverside forests. 13% 35% 38% ™ 5
. Discovering the range of high quality local preduce on offer, food and/or wine.
15% 39% 40% 5% 2%
. Making use of adventure trails along the river, walking, riding and/or canoeing.
s Learning about the settiement of the region and the boom years in the paddle
steamer trade, and other significant events in the history of the Murray. 16% =% 3% 6% e
= Staying in high quality accommodation in a natural setting.
17% 42% 36% 3% 2%

. Accessing routes that link different sites, creating an experience that allows you to
tour the length of the river.

18 MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN




HPRM Ref: DOC/16/18828

5. CONSULTATION

5.1. INTRODUCTION

This section provides a summary of the consultation undertaken to inform the
identification of priority projects for the Murray Region. A more detailed summary is
included in the Research Paper prepared in conjunction with this report.

The consultation process included:

. 13 Workshops with Local Government and industry stakeholders held in Swan Hill,
Corowa, Echuca, Albury, Cobram and Mildura, attended by 108 persons.

. Interviews and meetings with over 30 stakeholders in the Murray Region, including
State Government, local developers, sporting and RSL clubs.

s 150 responses to the Murray Tourism Business Survey;
. 20 responses to a survey of VIC staff; and

- 170 responses from a Murray Region visilor survey.

5.1.1. SURVEY RESPONDENTS

The results of the visitor survey are skewed, as over 70% of responses were collected in
the Eastern Murray. Also, respondents to the survey were 10% more likely to be aged
over 44 years than the NVS data for overall visitation to the Murray.

The Business Survey was also not equally representative across the region, with the
Eastern and Western Murray providing more results than other areas. Also, over 40% of
the responses were received from accommodation businesses.

5.2. OPPORTUNITIES IDENTIFED FOR PRODUCT
DEVELOPMENT

The following are common themes for product and infrastructure development which were
identified through consultation:

REFRESH OF TOURISM PRODUCT
||mmmmwlmmmmmammmmmmm
was qenerwy tired. © This includes caravan parks, motels, golf clubs and heritage
atiractions. Stakeholders believe there is a need for renewed investment in existing
product and infrastructure in order for the Murray Region to continue competing with other
tourism regions.

FAMILY PRODUCT

A shortage of product appealing to families was identified as a key area for improvement
and development by Murray Stakeholders, particularly activities for families.

THE WATERFRONT

Many of the municipalities In the Region have been developing projects which provide
new waterfront investment opportunities. These projects were widely supported by
stakeholders.

NATURED BASED/ ECO-TOURISM

An overwhelming majority of businesses consulted believe that nature based product
lnelmqumnmgn bird watching, gulded walks and canoe tralls present a significant
opportunity for the Murray Region.

CONFERENCING, EVENTS AND FESTIVALS

Events, including business events and festivals were identified as a key development
opportunity 1o combat seasonality.

LOCAL PRODUCE AND DINING

Visitor information centre staff respond to a significant number of enquires for local for
local produce; however there is limited offer across much of the Murray Region.

MURRAY REGIONAL TOURISM BOARD ‘]_urban 21
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WATER BASED INFRASTRUCTURE

Improvement to water infrastructure was aiso identified as a requirement of the region by
businesses. This includes improved moorings, boat ramps and jetties.

DIVERSIFIED ACCOMMODATION STOCK

Visitor information centre staff identified a need for diversified accommodation, including
accommeodation overiooking the Murray River and Nature Based Accommodation.

There are a number of other specific projects that were identified through the consultation
process which are listed in the project proposals section of this document.

5.3. BARRIERS TO INVESTMENT

Consultation with industry representatives has identified several issues that are impacting
on further investment in tourism product and infrastructure in the Murray Region. These
obstacles include: finance, uncertainty about the river's future, labour supply, differing
legislation across borders and restrictions on land use, costs related to funding
applications, public liability insurance, inability to compete with large clubs and
accessibility to the region.

Finance is identified as a particular issue, as banks are seeing investments in both
regional locations and tourism as high risk, indicating that when combined, regional
tourism projects are unlikely to be funded through traditional finance.

The uncenainty of the river's future, both as a result of the prolonged drought and the
Murray Darling Basin Plan, has had an impact on visitation and investor confidence in the

region.

Labour supply is also identified as an issue, in terms of attraction, retention and training.
The high number of younger people relocating to capitals and regional centres impacts on
the avallability of workers, particularly in the hospitality and accommodation areas. Many
tlourism operators also found the distances required to send staff to training and
professional development oppertunities also impacted on their businesses.

The different ownership and legislation governing land use along both sides of the Murray
is seen as a major barrier in riverfront development. The border is on the Victorian side of
the river and includes the river bank, which increases the difficulty of projects along the
southern side. Much of the Victorian side of the river is Crown Land, which also limits

25 MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

opportunities for development. The NSW side of the river is predominantly in private
ownership; therefore development is somewhal dependant on owner's intentions. |n both
jurisdictions, there are other restrictions related to environmental and water management.
Cross border issues also impact on the location of boat moorings and licensing for tour
operators and fishing.

Particularly for Local Government, the high cost of preparing concepl proposals, strategic
plans, feasibility studies, funding applications and business plans is seen as a significant
barrier to undertaking infrastructure projects. Some council’s found it difficult to prioritise
the resourcing of these documents over their core aclivities, as they were not certain that
they would obtain any funding as a result.

The increasing costs of public liability insurance have had a significant impact on tourism
mmmumwm and are a significant barrier to adventure and tour

iness u\iamgmemamet. Anecdotally, the increased insurance costs have played
aminmclmredmminmaarea reducing the tourism product available.

In some regions, the low cost meals provided by the clubs are seen as a significant factor
in the viability of new dining places and restaurants. New places that could not compete
on price terms with the clubs were not supported by locals, and had not survived

The accessibility of the region is also seen as a barrier 10 tourism investment. The
comparison between the costs and time to reach the Murray in comparison to low-cost
carer aptions, such as other capital cities and south east Asian resorts impacts visitor
market choices and the viability of developments.

Some of the barriers to investment are difficult for the Murray Regional Tourism Board to
assist with; however there is opportunity for the Board to provide leadership in the
following areas:

. Assisting smaller councils with advice/ templates for feasibility studies and business
cases;

- Industry training and development,
. Cross border regulation issues;

0 Public liability insurance, potentially through coordination of group purchase/
discount.
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6.2. PRODUCT GAP THEMES

Through the product audit undertaken for the Murray Region and discussed in the
following section of this report, the major themes for development in the Murray Region
are:

. Complimentary tourism facilities at golf courses, particularly higher quality
accommodation and clubhouse facilities;

. Complimentary facilities at wineries and other food producers; cellar doors/produce
sales, accommodation, dining for example;

. Experience of heritage icons and secondary heritage product;
- Quality dining at key tourist destinations and regional centres;
. Infrastructure in Parks, including walking trails, canoe trails, mooring facilities;

= Large and iconic festivals and events, particularly at key accommodation nodes that
have synergies with the product strengths of the Murray Region and the destination;

. Conference  facilies at Mildura/Wentworth, Yarrawonga/Mulwala and
Echuca/Moama; and

® Indigenous experience through new and improved infrastructure and interpretation.

6.3. PRODUCT STRENGTHS

Table 17 provides a comparison of four differing views of the tourism product strengths of
the Murray:

»  The Murray Regional Tourism Board's perception
*  The results of the product audit,

. The results of the visitor survey undertaken at the region's Visitor Information
Centres and other key locations; and,

* The results of the consumer research, which surveyed 1,000 people about
holiday preferences and their perceptions of the Murray.

24 MURRAY REGION TOURISM DESTINATION MANAGEMENT PLAN

TABLE 17 COMPARATIVE PRODUCT STRENGTHS

Eishing

Brivars Vehicl Toumng

Motarised Watar Spatts
Holiseboals
Nallre

Ars and Culiiie
{ndldenols
Golf

Adventure

- Hislonrand Herltags

Fesitvals and Events

Generally, primary strengths are those in which the region has a strong competitive
advantage. Secondary strengths have some presence but are not primary draw cards.
Emerging strengths are those that may be developed into attractors for the region, as
there are Wﬂﬂﬂs to develop these further. In some instances, secondary strengths
may also be developed further to become primary strengths; such as nature based
products for example.
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6.4.1. PRIMARY TOURISM PRODUCT STRENGTHS

The audit of tourism product in the Murray Region highlights that the region has primary
strengths in golf and history and heritage when compared with other destinations in
Victoria and NSW. These tourism products are strong across many areas of the Murray.

Well-developed history and heritage product includes the Port of Echuca, Bonegilla
Migrant Experience and Swan Hill's Pioneer Settlement. There is also a significant
amount of underdeveloped heritage in the Murray, such as the Chaffey Trail in Mildura,
Federation history in Corowa and the heritage ports in the Murray townships.

67 golf courses have been identified throughout the Murray region of various standards;
stand out courses Include Yarrawonga, Murray Downs and Rich River. While the quality
of golf courses in the Murray region is generally high, the facilities associated with the golf
courses have some potential for improvement.

6.4.2. SECONDARY TOURISM PRODUCT STRENGTHS

The Murray is Australia's largest wine producing region and is home to some of
Australia's largest wine companies, but these wineries offer limited tourism experiences.
There are cellar doors dispersed throughout the region, some of which also have
excellent tourist facilities such as Trentham Estate, however, the tourist offer is generally
limited, particularly in the Western and Mid Western Murray. The gap presented here is
the lack of tourism experience and infrastructure at many of the larger wineries, which are
focused more on wine production than tourism. The strength of the Mid Eastern Murray as
a wine region is somewhat due to its close proximity to Rutherglen, rather than the
number of wineries within these municipalities. This is supported by comparison with
other regions: There are 25 wineries on the Momington Peninsula, 28 in Victoria's
Pyrenees region’, but there are only 13 wineries around Mildura, 5 of which do not offer
tastings.

Whilst food production is a strength in the Murray Region, similar to wine there is limited
access to local product and farm gate experiences. There are a limited number of
signature restaurants in the region, with only Oscar Ws in Echuca and Stefano's in
Mildura featuring in the Age Good Food Guide with Chef Hats. Tourism Victoria's
Regional Tourism Action Plan identified food and wine product as a primary strength in

# Mornington Peninsula and Pyrenees data from the Australian Wine Regions website
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the Murray, however the audit undertaken shows that quality local and fresh food product
is generally not very accessible in the Murray Region or has limited tourism experience
stkwunding it. For these reasons, food is identified only as a secondary strength of the
region.

Nature based tourism is identified by Tourism Victoria in its Regional Action Plan as an
emerging strength of the Murray Region Whilst it is emerging, the number of natural
assets and the amount of informal nature based tourism suggests that nature based
tourism is a secondary strength of the region. Further development of this strength is
linked to the recent transfer of river red gum State Forests to National Parks. The key gap
for nature based tourism is formalised tourism product and infrastructure within the
Murray Region’s Parks.

Some well-known events in the Murray region include the Southern 80 and Deniliquin Ute
Muster; however there are limited examples of other events throughout the Murray
Region that have the same level of attraction for tourists. Therefore, festivals and events
are identified as a secondary strength in the Murray Region.

6.4.3. EMERGING TOURISM PRODUCT

Arts and culture, currently a secondary strength in the Western Murray and Eastern
Murray, is not as well developed throughout the Central Murray sub regions. It is an
emerging product in the Murray Region, with opportunities for further development.

Indigenous product is considered a secondary strength in the Westemn Murray. There are
some nodes where there are opportunities to develop indigenous product, particularly in
the National and State Parks such as Lake Mungo, Millewa and Barmah.

Adventure product is largely undeveloped in the Murray Region; however there are some
nodes where adventure businesses can be found, with an emerging node in Western
Murray and the Mid Eastern Murray.

6.5. ACCOMMODATION

The accommodation audit of the Murray region has identified 830 accommodation
establishments with a capacity to accommodate approximately 67,222 people: over
43,000 of this capacity are within caravan and camping sites. Anecdotally, there is a
significant amount of informal camping sites in the region; the capacity associated with
this camping cannot be quantified and is therefore excluded from this total capacity.
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TABLE 22 MURRAY TOURISM GAPS: PRODUCT AUDIT

Histary, Heritage and

Indigenous art gallery

Indigenous cultural
experience

NBT tour operators

Qutdoor education operatars
and facilities

Parks infrastructure: tracks,
trails river access facilities,
toilets

Technical mountain bike
trails

Qutdoor education operators
and facilities

Indigenous interpretation in
National Parks

NBT tour operators

Outdoor education operators

Indigenous interpretation in
National Parks

= Imemational standard

International standard
facilities

= |nternational standard
facilities

-

International standard
faciliies

* Imernational standard
faciiles

Riverfront dining

Farm gate and produce
sales
Cellar doors and onsite
restaurants

Farm gate and product sales

Cellar doors and onsite
restaurants

Farm gate and product sales

Destination/ signature dining
Destination/ signature dining

Destination/ signature dining
- door facilities

Formalised interpretation of ~ « Indigenous ants festival

history sod heritage - Large indoor events venue
Indigenous art gallery/ in Mildura

experlence

Art gallery =« Large indoor events venue

in Echuca

» Ants and cultural festival

» Music Festivals

= Qutdoor adventure/NBT
events
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High quality backpackers

Nature based/eco
accommodation

Self-contained
accommodation
Nature based/eco
accommodation

4.5+ star international
branded resor

High quality backpackers

Self-contained business
accommaodation

B&Bs

Farm Stays
Backpackers

Branded accommodation
Self contained
accommaodation

mjurban
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2. DESTINATION DEVELOPMENT

Obrbcmg To strengthen the Murray's destinations through development of
engaqing visitor activities, investment in quality tourist infrastructure and
appealing townships.

2.1. THE OPPORTUNITY

One of the main findings of the research and consultation Is that many locations along the
Murray do not offer a broad range of activities: this has been summarised as the need to
develop tourism destinations.

By creating diverse experiences through a number of smaller product developments,
increased visitation and an extended length of stay will be encouraged. Research
indicates that this range of products and experiences is particularly important for the
family market, which seeks a range of activities that appeal to both children and adults.

The development of a series of tourism destinations throughout the Murray Region is also
important in promoting touring along the Murray. The more appealing destinations,
particularly if they offer different and unique experiences, will provide a strong motivator
for multi-day touring through the region.

The initiatives that align closely with the overarching theme of this report, making more of
the river and the associated National Parks, are those that should be prioritised. These
are:

1. Designated swimming areas;

2. Riverfront Accommodation;

3. Riverfront Dining; and

4. Tracks and Trails, particularly those that provide river experiences.

The implementation of many smaller projects in key locations will be as important to the
long term development of the Murray Region’s tourism industry as the prominent projects
included in Tier 1.
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2.2. DESTINATION DEVELOPMENT OPPORTUNITIES

The destination development opportunities have been aligned to the product development
opportunity segments included in Part 2, and are discussed below’.

The reason for including these here is to highlight their overall importance to tourism
development in the Murray Region, and that specific projects that align with these
initiatives should be strongly considered for support and/or funding.

These recommendations should be read in conjunction with the projects included in Tier 2
and 3, as they provide the basis for the creation of unique destinations along the river,
offering 2 mix of experiences to meet a wide range of market segments.

2.2.1. THE RIVER

RIVER ACCESS

The need for improved and increased access to the river was a recurrent theme
throughout consultation, with the need for more and upgraded boating facilities in key
locations, fishing platforms, canoe landings, improved roads and trails for visitors to get to
and experience the river and better visitor amenity once at the river. -

This has also been included as a project, as a consolidated and strategic approach to

river access may be successful in applying for regional development funding, and provide
opportunities to promote the region as a water-based holiday destination.

DESIGNATED SAFE SWIMMING AREAS

There are several risk factors in swimming in inland waters and the Murray River in
particular, including strong currents, submerged snags, variable water depths and boats
and water craft on the river. The introduction of designated safe swimming areas on the

7 Note that there were no strategic initiatives identified in the History, Heritage and Culture segment.
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rivers and lakes in the Murray Region may make the area more appealing to visitors,
families in particular.

The provision of safe swimming areas will also provide visitors with the opportunity to
develop confidence in the water, encouraging repeat visitation to undertake more
adventurous activities.

TOURING ROUTES

The development of touring routes, which could be thematic along the river, or loops
providing tourism product in key destinations may encourage more visitors to explore the
Murray Region, and increase visitor yield.

2.2.2. NATIONAL AND STATE PARKS: NATURAL AND
INDIGENOUS PRODUCT

TRACKS AND TRAILS

In addition to the Loddon Mallee Trails Network and those included in the Murray Valley
Trail, the provision of tracks and trails along the rivers, through the Parks and Reserves
and between the cities and towns will aftract the increasing active tourism market.
Cycling in particular is a rapidly growing activity.

CAMPING AND VISITOR FACILITIES

As many of the National and State Parks in the Murray Region have only recently been
transferred over from State Forests, much of the visitor infrastructure requires upgrading
to improve visitor amenity and also protect the environment.

This includes clearly defined camping and day visitor areas, toilets, roads within the park,

signage and access to the water,

BIRD WATCHING INFRASTRUCTURE

Bird watching facilities have been identified as providing additional visitor activities,
promoting increased length of stay in a variety of locations in the Murray Region,
including:

. Millewa and Barmah National Parks, particularly Mathoura

. Balranald
. Kerang Lakes
. Hattah Kulkyne National Park

Specific projects include Reeds Bed Bird Hide, Moira Bird Hole, viewing platforms at
Kerang Lake, and bird trails and hides at Balranald.

INDIGENOUS INTERPRETATION AND SITE DEVELOMENT

There are many sites with important indigenous heritage in the Murray Region that are not
recognised or promoted as visitor destinations. The Murray provides a more accessible
location to access indigenous cultural experiences than Central Australia and there is an
opportunity to increase visitors in specific target markets through product development
and partnership with local communities.

2.2.3. GOLF

ACCOMMODATION AND CLUBHOUSE UPGRADES

There was a widespread view expressed throughout the consultation process that many
of the Golf Resort accommodation and club houses need investment to succeed in an
increasingly competitive market. Over the past ten years there have been many private
golf course developments in close proximity to Melbourne, the primary origin of Murray
Golfers, These developments, in areas such as the Mornington and Bellarine Peninsulas,
are providing high quality courses and facilities within two hours drive of the city. With
lower airfares, areas such as the Gold Coast and northern Tasmania now compete with
the Murray in terms of cost and ease of access.

Although some clubs have invested in the facilities associated with the golf courses, many
have not. In order to capture new markets, particularly the Baby Boomers, who are
stereotypically more demanding than their predecessors, clubs need to refresh their
accommodation and clubhouse facilities.

MURRAY REGIONAL TOURISM BOARD ‘lurlban 35

JUNE 2012 RO




HPRM Ref: DOC/16/18828

2.2.4. FOOD AND WINE

RIVERFRONT DININC

There is a need for more signature dining experiences across the Muray Region and
particularly those that make the most of picturesque and unique locations on the river.
Riverfront dining creates the opportunity for a signature river experience, and is an
attractor to the region.

DINING QUALITY AND DIVERSITY

Much of the dining along the length of the Murray is similar in nature: large bistros based
in clubs. Although these clubs and facilities are a major tourism asset to the region, it was
noted in workshops that this lack of variety does not meet the preferences of many
sections of the tourism market, due to the perceived quality and lack of variety on offer.
Diversification into a range of cuisines, scales of operations and quality of offer may
improve the perception of the Murray in some market segments, particularly those from
the capital cities.

PROVIDORES

The product audit of the Murray Region has not identified one provedore, specialising in
the sale of local produce, although some VICs do sell pre-packaged produce such as
conserves and local wines.

If providores specialising and marketing the high quality local produce along the river
prove successful, it may encourage Increased participation in tourism by the local
agricultural industry.

LOCAL PRODUCE VANS

The concept is to have vans selling regional produce to tour the camping grounds,
particularly during peak seasons. Anecdotally, campers may be more time poor than
financially poor, indicating a business opportunity by providing quality local produce at
their camp site.

The success of this operation may be linked to being supplied by a local provedore.
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FARM GATE SALES AND CELLAR DOORS

There is an opportunity to extend visitor stays and enhance visitor experience through
opening up farms and vineyards for visitor experiences. These experiences may vary
from road side purchases through to opportunities to meet the producer and see the farm
in operation.

FOOD AND WINE TOURING ROUTES

Depending on the availability of farm gate sales and cellar doors, touring routes could be
established to highlight the food and wine related experiences on offer in the region.

2.2.5. FESTIVALS, EVENTS AND CONFERENCES

HORSE RACING

Race meetings are held across the Murray Region, including Albury, Balranald, Berrigan,
Corowa, Deniliquin, Echuca, Gunbower, Holbrook, Kerang, Manangatang, Mildura,
Moulamein, Swan Hill, Tocumwal, Wentworth and Wodonga. Country race meetings are
an opportunity to attract younger visitors into the region: in particular the Victorian ook
At Mo segment and the NSW Groupies market segments,

2.2.6. ACCOMMODATION

UPGRADE 3 AND 3 ¥ STAR MOTELS

There is a very large number of 3 to 3 ¥ star motels in the Murray Region that need
reinvestment to upgrade them to meet modern consumer demands. This should include
consideration of a change in accommodation stock to meet demand for other types where
possible.

RIVERFRONT ACCOMMODATION

QOutside of caravan parks, there is very little accommodation in the Murray Region with
views of the river. Opportunities to establish a range of accommodation options making
the most of the River are included in many of the riverfront masterplan exercises referred
to in section 4, The River.
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NEXT STEPS

The Murray Regional Tourism Board can provide marketing and promotional support for the
trail which is already well developed; this would involve developing a marketing plan for trail
including new promotional material and a brand.

4.4.4, RIVER ACCESS

PROJECT PROFILE

River Access was identified as a strategic initiative for the Murray: it is the provision of
improved and additional points for visitors, and locals, to experience the river. This includes
boat ramps, roads, parking and associated amenities that support people making use of the
Murray for recreation and social activities.

Although this has also been identified as a strategic initiative, it is recommended that this
becomes a major and coordinated project for the entire Murray Region. This will enable a
strategic approach to improved access, ensuring that opportunities for improving access to
drive increased visitation are taken up. Also, by putting all river access projects under one
umbrella the project provides a public relations opportunity, highlighting that the river is ready
for adventure and water based activities. The consolidation of Council funding for these
projects will also increase the likelihood of garnering funding from government sources, such
as Regional Development Australia, for the project, and also makes the enhancement of river
access a key inclusion in the Ports of the Murray project.

NEXT STEPS

A River Access infrastructure plan should be prepared which reviews and provides an
implementation strategy across the Murray Region.

4.4.5. RIVERFRONT COMMERCIAL PRECINCT, ALBURY

PROJECT PROFILE

The Murray River Experience Master Plan for Albury includes the development of a
commercial precinct within the central Albury riverside parks. This precinct may incorporate
restaurants, casual food/dining outlets, equipment hire (bike/canoe) and function rooms
overlooking the river. It will also provide a boardwalk promenade linking the precinct to
surrounding recreational infrastructure and a port for the paddle steamer PS Cumberoona
which will be on permanent display. The project will support the establishment of a “port” in
Albury.

The proposed riverfront commercial precinct will service the large Albury resident population
and strengthen tourism potential within the town.

NEXT STEPS

The next steps of the project are to establish business case for the project. The project is
likely to be led by Albury City; however the Murray Regional Tourism Board can share its
knowiledge of visitor markets, tourism drivers and promotional and lobbying activity.

MURRAY REGIONAL TOURISM BOARD
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6. GOLF INFRASTRUCTURE AND FACILITIES

Obyective: Strengthen and Increase the Prominence of Qolf toufism in the Mutray
through facility renewal and attraction of new investment in golf infrastructure.

6.1. THE PROJECTS

Project Region

Murray Golf Packages Murray Region

Cobram-Barooga Sporties Club Development Mid Eastern Murray

Tocumwal Golf Club Development Mid Eastern Murray

Lake Side Golf Development, Yarrawonga Central Murray
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6.2. THE OPPORTUNITY

The Murray Region includes some of the first large scale Golf Resorts to be developed in
Australia. In total there are 67 courses in the region, with 16 offering on-site accommodation.
When these Golf Resorts were being developed in the 1980s and early 1990s there was
limited competition, but over the past decade regions such as the Mornington and Bellarine
Peninsulas have been areas of substantial golf course development. The introduction of
cheap air fares has also increased the competition from places further afield, like the Gold
Coast. This increased competition may explain the decline in golf visitors over the past
decade.

The overriding view from within the Murray Region is not that the courses are not of a high
enough standard, but many of the clubs’' accommodation and facilities are dated and need
investment.

In order to compete with other golfing destinations, investment is required to meet the needs
of the current golfing market. This investment includes new facilities to spark interest from the
golfing fraternity, as well as refurbishing the existing clubs. For this reason, the
Accommodation and Clubhouse Upgrades is an important initiative, and one that should be
extended to the other large clubs in the region.

The reinvestment into the accommodation and clubhouse facilities will also contribute to
Opportunity 7: Food and Wine; and Opportunity 10: Accommodation. Golf Resorts represent
a significant proportion of the current dining and accommodation capacity in the Murray
Region.
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7. FOOD AND WINE

Obyective: Improve the Murray's food and wine tourism Offer by encouraqing brimary
progucers to develop tourism infrastructure, promoling the use of local proguce and
the gevelopment of diverse and unhique dining experiences.

7.1. PROJECTS

Project

Dairy Industry Tourist Centre Mid Eastern Murray

Koandrook Goods Store Mid Western Murray
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7.2. THE OPPORTUNITY

Some of Australia's most productive agricultural land is located within the Murray Region,
including broad acre farming, dairying, and significant areas of irrigated fruit production.
Some of the largest vineyards are also located in the Western and Mid-Western Murray,
along with many other wineries throughout most of the Murray Region.

Although there is no doubt that the region's food and wine production is agriculturally
significant, there is limited opportunity for visitors to the Murray to experience it. Outside of
the successful food based touring route in the Cobram area, there is limited farm gate
operations or opportunities for visitors to have an agricultural experience. Wine is in a similar
situation: many recognised wine labels run vineyards throughout the region but not cellar
doors.

There is a similar situation with destination dining. Although not the only measure of a quality
dining experience, the Age Good Food Guide awarded hats to two restaurants in the entire
region. One of these restaurants has views to the river and only one other opportunity for
dining by the river has been identified during the project. The oniy type of dining that
Business Survey respondents found lacking in the region was high quality dining and
restaurants’. © There are opportunities to create dining experiences in the country pubs
throughout the Murray Region.

It is a noticeable and frequently referred to gap in the tourism product offer that there is limited
opportunities for riverfront dining across the entire region. Many of the Councils in the Murray
Region are looking to address this by including restaurants and cafes in riverfront
redevelopment and masterplan projects.

In Tourism Victoria's Regional Awareness and Perception Study (RAPS) the Murray Region
received the highest rates of unprompted awareness for Food and Wine. Also, Tourism
Victoria's campaign for the Murray has been focussed on the food and wine attributes of the
region, yet the opportunities for visitor experience are limited.

¥ 40% of respondents indicated an adequate supply. Hotels, clubs and bistros, Cafes and bakeries,
Takeaway and convenience all received around 80% adequate supply responses.
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money, further diversifying the market and subsequently increasing both
real and potential revenue generation‘a.

This view of the benefits of events is supported by the anecdotal response to the recent
Melbourne Food and Wine Festival event held in Koondrook, which introduced new visitors
and generated interest in further development of food and wine related products in the town.
Also, Festivals and Events was the product most frequently identified by respondents to the
Business Survey as the development most likely to provide.the greatest increase in visitors.

9.2.2. CONFERENCES

Conferences are an important sector within event related visitation. The value of business
events to the Australlan economy Is estimated to be worth $7.9 billion and is one of the
highest yielding sectors within the tourism industry. Although much of this benefit flows
through the major capital cities, regional conferences still contribute significantly to local
economies.

Business Events Victoria indicate that the bulk of conference planners enquiring about
holding an event in regional Victoria are looking for venues within a one to one and a half
hours drive from Melbourne, Echuca is the closest point on the river to Melbourne, and is
about a 2hr 45 min drive, outside the anecdotal boundary for the business events market.
However the Murray has a competitive advantage in being located on the border of Victoria
and NSW, and in the case of Mildura, close to South Australia as well. Albury's regularly
scheduled flights from Melbourne and Sydney, and Mildura's from Melboume and the recently
announced flights from Sydney and Adelaide provide them with a competitive advantage over
other regional business events destinations.

Conference venues that have accommodation are at a distinct market advantage. The
accommodation standard within these conference venues across the state is generally hotel
style rooms within the 3 % to 4 star range, with 4 stars being the average. The range of other
tourism product on offer in the conference location is also an important factor, with wineries,
golf courses, farm gates and health spas seen as important supporting factors in determining
conference locations.

The proposals for new conference and events centres range from a 1,000 person venue in
Mildura to @ 200 seat venue that can also hold community events and functions in Swan Hill.

" Estimating the Economic Impacts of Festivals and Events: A Research Guide. B. Janeczko, T.Mules and
B.Ritchie, 2002.
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Tourism Victoria's Regional Tourism Action Plan supports the development of conference
venues attached to high quality accommodation at Wodonga, Yarrawonga and Mildura.

9.3. STRATEGIC PROJECTS

The development of a coordinated events strategy for the Murray Region is an important
initiative. The intention is to have a range of events that have significant presence in the
major visitor markets for the Murray Region, and ensure that they are scheduled to enable
each one to reach its maximum audience.

Aligned to this, is the range of horse racing events held in the region, which appeal to younger
market segments than the average Murray visitor.

9.4. CONFERENCE CENTRE PRIOIRITIES
The priorities for conference centre development are Mildura and Echuca, the basis for this is:
»  Accessibility is important;

. Mildura has air services to three capitals, Melboumne, Sydney, and Adelaide.

s« Echuca is 2 % hour's drive from Melboume, and is closer than other river
destinations.

° Both Echuca and Mildura have accommodation capacity to support large conferences;
»  They also have a range of other products to support large events, such as wineries, golf
courses and restaurants.

9.5. TIER ONE PROJECT PROFILES

9.5.1. NORTH WEST MOTOR SPORT DEVELOPMENT STRATEGY

PROJECT PROFILE

This project proposes the development of the motor sport complexes at Mildura and Swan
Hill. Concept master plans have been developed for both Chisholm Reserve at Swan Hill and
a consolidated facility at Koorlong, on the outskirts of Mildura. The coordination of the
development of the two facilities ensures that they offer a complimentary range of facilities to
promote the region as a motor sports hub.
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10. ACCOMMODATION

Objective: To diversify the accommodation base in the Murray Region to appeal to a

range of Target visitor Segments.

10.1. THE PROJECTS

3,-",= =3 T e o et
 Echuca 5 Star Resort and Conference Centre

e Y Ty

Lake Boga Waterfront Resort

Swan Hill Serviced Apariments

Mid Western Murray

Mid Western Murray

5 Star Accommaodation
Backpackers in Central Albury
Wonga Wetlands Eco-Lodge
Backpackers in Yarrawonga
Quality Accommodation, Corowa
Echuca Backpackers

Echuca Overflow Camping

Eco Lodges

Swan Hill Backpackers

Wentworth Showgrounds Camping Infrastructure

Eastern Murray
Eastern Murray
Eastern Murray
Mid Eastern Murray
Mid Eastern Murray
Central Murray
Central Murray
Central Murray
Mid Western Murray

Western Murray
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10.2. THE OPPORTUNITY

Although Accommedation is rarely the product that attracts people into a region, it is an
important consideration for visitors in determining their trip destinations. Market research
indicates that different segments have different preferences for accommodation, such as
the NSW Compatriots/Family Travellers preference for self-contained accommodation.
Other segments, such as the Roy Morgan Socially Aware prefer eco-tourism opportunities
and are attracted to eco-lodge developments within the region's National Parks.

This Opportunity reflects the findings that the accommodation supply needs to diversify
and provide more high quality establishments: capacity appears to be adequate or more
than adequate across the region. Comparison of the capacity and number of motels
along the Murray with the Great Ocean Road is telling: there is double the number of 15
or more room establishments on the Murray, yet they receive similar number of visitor
nsgﬁﬁ*'.' The product audit also indicates that excluding caravan parks, over 47% of the
region’s accommodation capacity is in Motels: 70% of this room night capacity is also in 3
and 3 ' star establishments. This is also supported by the results of the business survey:
22% of respondents indicated there was an oversupply, the next highest was 7% for
caravan parks and camping.

The specific findings include:
. The need to upgrade many of the 3 and 3 % motels in the region;

«  The need for more diversity in the accommodation supply, including backpackers, 5
star hotels, serviced apartments and eco-lodges; and,

- The lack of accommodation that provides river frontages, outside of caravan parks.

' Based on ABS, Tourist Accommodation, Small Area Data, Sept. 2011, Dec 02, TRA: NVS Visitor
Nights, Hotels only.
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Parks Victoria and the NSW Parks and Wildlife Service have both identified opportunities
to grow visitation to the river red gum parks in the Central Murray. This overarching
project includes upgrades to visitor facilities and water access and development of a
range of new visitor experiences. Several other proposals listed separately in this report
are also part of this overarching project, such as the River Red Gum High Ropes
Experience, eco lodges and Destination Development opportunities for wisitor
infrastructure, bird watching facilities and tracks and trails.

RIVER RED GUM HIGH ROPES EXPERIENCE

Tree top experiences have been successful tourism developments across Australia, and
the River Red Gum parks along the Murray provide an opportunity to provide a similar
attraction in the Central Murray. One concept for the experience is a cross-river fly over,
although there are some Issues to contend with in implementing this idea. NSW Parks
and Wildlife Service have identified this as an opportunity to partner with private
enterprise.

BARMAH NATIONAL PARK

Combined with Millewa National Park on the north of the River, Barmah represents the
largest remaining river red gum forest in the world. Key sites for development in the park
include the Barmah Lakes camping and day visit area, and the Gulf Campground. Parks
Victoria has identified the need to improve camping and day visitor infrastructure, as well
as improving the access roads within the Park. These projects have been funded.

DHARNYA CENTRE

The Dharnya Centre, located within Barmah National Park, is an initiative between the
Yorta Yorta National Aboriginal Corporation and Parks Victoria. The Centre is currently
closed while structural assessments and rectification works are undertaken. The intention
is for the centre to provide technical and tertiary education programs, as well as
continuing its role in providing talks and information sessions to schools and groups.

GUNBOWER NATIONAL PARK

Prior to becoming a National Park in 2010, Gunbower Island was a State Forest. Parks
Victoria are proposing to introduce more formal camp sites and improved day visitor
infrastructure to both promote increase visitation and improve park management. These
projects have been funded.

MATHOURA ENVIRONMENTAL EDUCATION AND RESEARCH
ENTERPRISE

Mathoura and the surrounding Millewa National Park present an opportunity to
develop a research and education facility based on the extensive natural
attributes of the region. Although this proposal is not focused specifically on
tourism, it may have an impact on visitation through highlighting the natural
attributes of the region as well as attracting education tours.

PARK BASED ADVENTURE EVENTS

Hosting events such as mountain bike races and other suitable events within the Central
Murray's Parks and Reserves presents an opportunity to attract a new range of visitors
and increase awareness of what they have to offer.

CROSS BORDER RIVER RED GUM NATURE TRAII

Parks Victoria and the NSW Parks and Wildlife Service are collaborating on a range of
initiatives to promote the National Parks along the river. These initiatives include a cross
border River Red Gum Nature Trail. The trail would be for canoeing, and would require
the development of signage, maps and landing points at key locations. [t is proposed that
Barmah Lakes be the starting point for the trail.

KYABRAM FUANA PARK

Further development of the Kyabram Fauna Park may increase its recognition with the
tourism market. |T has one of two salt water crocodile displays in Victoria, and currently
attracts over 45,000 visitors per year

MID WESTERN MURRAY

LAKE MUNGO VISITOR CENTRE

The NSW Department of Commerce is currently developing a business case for a new
Mungo Centre, which will act as the gateway to the Willandra Lakes Region World
Heritage Area, and the focus for interpretation of the significant heritage of Lake Mungo.
Consideration is being given to visitor facilities, interpretation, connection and
opportunities for the aboriginal communities and the housing of Mungo artefacts.

MURRAY REGIONAL TOURISM BOARD ‘lur\ban 67
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Buronga Primary School Captains

People are at the stage
where they want to see
something happen’.
(6ol Gol Resident)

- Award winning Australia’s Inland Botanic Garden — first semi arid botanic garden in Southern Hemisphere.
- Trentham Winery.

- Award winning Gol Gol Hotel.

- Buronga international Food Festival.

- Sunraysia Garden Centre and Nursery.

- House boat operations.

- Highly valued caravan park facilities.

- Buronga Wetlands.

- Truck stops.

- Local farm produce outlets,

6.3 Community Challenges

Lack of community and shopping facilities, including a supermarket, pharmacy and high school.
Lack of physical community heart.

Lack of local development group.

No mail delivery, resulting in many residents having a post box in Mildura.

Limited child care options.

Some local groups are really struggling with volunteer involvement.

Planning for an ageing population.

Heavy traffic and pianning for a truck bypass.

a & & a & & &

6.4 Directions Forward and Recommended Actions

Recommended Action 1: Creation of a Buronga/Gol Gol Development Group

There is strong local interest in the formation of a local development vehicle to provide a focus for community and economic action.
Description of such a possible group (objectives, structure etc} is outlined in Appendix (ii}. It is strongly recommended that such a
Group be linked with the proposed Wentworth Regional Tourism and Development Association.

Key Steps:

1.
2.

3.
4.

Formation of BGGDG Steering Group to develop and instigate a model of operation appropriate to local needs.

Initiate discussions with WSC and WRD regarding inclusion within the proposed Wentworth Regional Tourism and
Development Assaciation structure and servicing.

Promotion of group within the community and recruitment of members.

Formation of a set of Task Teams to focus on immediate cornmunity priorities.

20
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Responsibility: BGGDG

Possible Partners: WDC, local primary schools

Possible Resources State and national road funding sources, RDAF

Success Indicators: Improved liveability and safety for local residents and schools; enhanced community engagement.

Recommended Action 4: Village Centre Development

Lack of a central community and commercial hub with essential services like a supermarket, pharmacy, police station and a full
post office not only mitigates against a sense of community heart, but is a majar factor in locals spending time and their finances in
the City of Mildura. With a growing population, it is essential that planning and action happens to create such a space and heart in
the comimunity.

Key Steps:

t. Formation of Task team as a sub group of the BGGDG.

2.  Community ‘conversations’ and consensus around community aspirations and ideas relating to service inclusion, site, ascetics
etc

3. Development of a business plan that incorporates possible and viable community, civic and commercial services that are
needed in such a development, In particular, the use of the Midway Precinct as a service centre site needs exploring.

4. Negotiations begin with WSC and developers.

Community Strategic Plan Objective Linkage: Increased economic development and growth. Improve our built urban
envirgnment. Improve community infrastructure.

Timeline: immediate to the long term

Responsibility: BGGDG, WSC

Possible Partners: Private developers, RDA, DSRD

Possible Resources: private, WSC, RDAF, CBPP, RDAF

Success Indicators: community involvement and consensus; creation of [ocal community; civic and commercial services; creation
of an attractive and vibrant community heart; and plugging of leaks in local economy.

Recommended Action 5: Aged Care Development
Lack of local aged care options is perceived as a major community priority. This initiative would involve identification and
development of approximate aged care facilities.

Key Steps:

t. Formation of a task Team of interested residents by BGGDG.

2. Survey of local residents to ascertain level of interest.

3. ldentification of commitment and viable opticns.

4. Conversation and collaboration with Murray House about creating an extension of service into Buronga/Gol Gol.
5. Development of proposal, fundraising and implementation.
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29 October 2009

Mr Des Lush
Woorlong
PO Box 386

Gol Gol NSW 2738

Dear Mr Lush

ABORIGINAL CULTURAL HERITAGE SEARCH ~ FRONT PORTION WOORLONG STATION

! confirm a surface inspection of the Jand bordered in yellow on the attached map took place on 28

October 2008,

No significant sites of Aboriginal Cultural Heritage were sited in this yellow bordered area on the
attached map. The area is predominantly comprised of Mallee Vegetation which rarely has significant

sites. A significant portion of the bordered area has been interfered with by grave! extraction and

motorbike tracks.

I am an Elder of the Barkinji People and have undertaken other inspections of this nature for other

properties,

Yours sincerely

1)
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32 Enlerprise Way,

N\="Lower Murray Darling Sas;;gﬁsw y130
{2 TV} JA\ CATCHMENT MANAGEMENT AUTHORITY ® 03 5021 9460
2 Fax 03 5021 1308

AR 58 308894 778 www.lmd.cma.nsw.gov.au

Our Ref (A34956)
16 December 2008

Mr Bob Wheeldon

C/- Grand Junction Pty Ltd

PO Box 660

Sydney NSW 2001Gol Gol NSW 2738

Dear Bob,

RE: Your application to modify 00L0027 (BU0017) consent as granted under the Native
Vegetation Conservation Act 1997 (NVC Act 1997)

This letter is to formally advise you that your application to modify development consent
BUDO17 under the Native Vegetation Conservation Act 1997 has been approved by the
Board of the Lower Murray Darling Catchment Management Authority.

The consented area is now as shown in the attached map. The map annexed to the original
consent has now been replaced with this new map.

The expiry date remains the 23/6/2025 as per the original consents. The conditions
prescribed in Attachment 1 of the original consent also remain in effect

Please note that the Dol (Department of Lands) Western Lands Commission in Dubbo have
been notified that the clearing consent modification has been approved and a copy of the
amended map forwarded to them.

You as the applicant, have the responsibility of contacting DNR Western Lands Commission
administration to modify any cultivation permits granted under the Western Lands Act 1901,
to align these permits with the revised clearing consent area.

For your information, should you be dissatisfied with the outcome of these variations, you
have the right of appeal to the Land and Environment Court.

Yaurs sincerely

Paul Dixon

General Manager

PO/MHIc

Respect for our communities
& the environment
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Form B

Modification/alteration of Clearing Consent

Granted under the Native Vegetation Conservation Act 1997,
accordin gto the Environmental Planning and Assessment Act 1979,

Development
Application registered
number:

Development Application
Applicant name
Western Lands Lease and Lot

and Deposlted Plan
Postal address

Land and area under application

Proposed Modification

00L0027 (BUO014) — Woorlong Property

Mr Desmond George and Joyce Olive Lush, and Grand Junction Pty Ltd

Western Lands Lease: was 9473 (now 14564)
Lot//DP: 2//1099648

C/« Grand Junction Pty Ltd

PO Box 660

Sydney NSW 2001

Clearing consent BUDO14 was granted in June 2000 to develop 2,428 hectares of
native yegetation for dryland cropping.

Approx. 1,828 hectares has been cleared and cropped with a further 358 hectares
harvested for charcoal. 242 hectares remains uncleared. The applicant has proposed
to modify this development consent as described In the attached report — "Modification
of Clearing Consent, Woorlong”, as described In section 2,1 of the report, and
summarised below,

242 ha to be relinquished from existing consent areas on Woorlong as per Map 2.

332 ha to be deared (Section E refer to Appendix 1a of repott) as per Map 3.

Variation to consent
Made on (date)

The recommending Officer is of
the opinion that :

10 December 2008

the development as modifled will be substantially the same as the development
approved by the original consent.

Attachments
Attachment A

Attachment B

Attachment C

Recommended by

Signed
Date

Application from Mr DG and Mrs JO Lush and Grand Junction Pty Ltd for modification
of clearing consent 00L0027 (BUD014), and owner’s consent to lodge application from
Department of Lands.

Original Clearing Consent 00L0027 {BU0D14).

Maps -

Map 1, original consent as issued,

Map 2, areas to be forfeited as part of this modification, and
Map 3, amended consent as varied,

Gary Doyle, Board Member and Chair of LMD CMA PVP Committee

10 December 2008 y

Approved By

Sighed

Mark King, Chait, Approved on behalf of the full LMD CMA Board

Date

10 December 2008

AZ9438

Page 1
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Attachment A — Reasons for approving this Modification/alteration of
consent

To he completed by the recommending Officer/Board Member,

Banya Station (BU0007) and Woorlong Station (BU0017)

Following review of the applicant’s documentation as well as Portfolio Board
members attending site vislts, the LMD CMA Board members have reviewed the
CMA officer's recommendatlons regarding Development Applications for Banya
Station (BU0007) and Woorlong Station (BU0017).

LMD CMA Board APPROVE the applications based on the reasons stated below:-

1. Whilst the officer's assessment and recommendations are on an individual
property applications basis, the CMA Board consider that the assessment are
more appropriately based on a review of both applications as a single proposal.

2. Had the Board considered both proposals individually, then the opportunity to
improve biodiversity at g landscape scale would have been lost.

3. CMA Board recognised that for a number of years, both Banya and Woorlong
Stations were owned, managed and operated as a single entity. It was therefore
felt that a single proposal approach was appropriate from a Natural Resource
Management perspective, that is, from a holistic view to achieve an overall NRM
maintain and improve outcome.

4. The CMA Board assessment took into consideration resilience of the landscape,
to achieve the best NRM outcome.

5. The area of assessment to be modified (380Ha), which represents only 7.3% of
the original clearing consents. Over 90% of the original clearing consents remain
unchanged and are not included in the request for modification.

6. Modification would decrease clearing by 48Ha (plus the extra buffer zone).

7. Retention of Mallee/ seml-arid woodland in Banya, next to the Mallee Cliffs
National Park, will increase high quality habitat for Threatened Species. The
original clearing consent could have otherwise provided clearing consent, which
was not considered a more favourable NRM outcome. The majority of
Threatened Species identlified require this type of vegetation community.

AZ29438 Page 2
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8. Additional buffer areas (37Ha) have been proposed from the original application,
of which 29Ha is high quality Chenopod Mallee.

9. Land management works proposed by the landholder is a NRM benefit to the
catchment and the community.

10. The proposal will provide an increase in the density of trees, due to the retention
of the Banya woodlands, That is, an overall net reduction in the number of trees
that may have been cleared under the existing consent.

11. Removing potential clearing adjacent to Mallee Cliffs National Park improves the
NRM benefits to the park as well.

Other factors considered :-
e Uncontrolled access by the general public
e Area used as a rubbish tip
e Potential for encroachment from urban development areas
e Site inspection of locations

e Retention of high priority vegetation communities (e.g. 170Ha Belah
rosewood retained, not developed)

***end***

APPROVED BY LMD CMA BOARD ON 10/12/2008

A29438 Page 3
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