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Part 1 - Introduction

1.0 Overview
The land to which this planning proposal relates has been prepared on behalf of
O.M. & R.M. McLeod by Danson and Blaby Pty. Ltd. Consulting Land Surveyors and

Development Planners of Mildura. The land is part of Kelso Station and adjoins the
Wentworth Township immediately adjacent to the Darling River (See Figure 1).
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Figure 1

The proposal describes the site, its key features and surrounding land uses. It also
considers the key strategic environmental planning instruments, strategies and
initiatives applying to the site, and provides an assessment of the impacts of the
proposal and suitability of the site for the proposed rezoning.
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In identifying the site, it is considered that it best complements the department
requirements that were set out in Gateway Determination
PP_2012 WENTW 002 00 dated 28" May 2012 and future development of the site.

1.1 Background to the Gateway Determination Proposal

The proposed rezoning of the subject land within Kelso Station has been the subject
of correspondence and discussion over the past 8 years.

In June 2005, the McLeod family lodged a rezoning submission to Council seeking
an amendment to the Wentworth Local Environment Plan 1993 to permit a rural
residential style subdivision and development to be undertaken on a portion of the

property.

In September 2007, further representations by the McLeod family were made to
Council to amend the zoning of part of the land at Kelso to allow rural residential lots
to be created on the property.

1.2 Key Benefit of the Proposal

The rezoning proposal will have a major benefit in that it will:

e contribute 14 new dwellings to the Shire meeting in part Council’s Community
Strategic Plan Vision 2012 — 2022 to “.....improve population growth and
residential expansion.....” and “... Improve (the) built urban environment by
..... encouraging residential housing options that meet the needs of all

community sectors.....".
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1.3 Site Location and Context
The site is located about 1.5 kms north of the Wentworth Township and is on the
eastern side of the Darling River. It is irregular in shape with an area of about 28.82
ha. and is part of a parcel of land of 586.7 ha.
The folio descriptions are as to Lot 1 in DP 1193874 having an area of 1323 ha.

The new plan of consolidation is attached as Attachment B.
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1.4 Land Use and Zoning

As shown in Figure 3, the site is zoned RU1 under the provisions of Wentworth
Local Environment Plan (LEP), the zone supporting rural and agricultural practices.

Subject Land

Figure 3

The land is the only freehold tenure that immediately adjoins the Wentworth
Township, making it the most practical and realistic proposal for the towns future
growth.

1.5 Site Characteristics

Broad acre farming is conducted on the land which is within an agricultural grazing
district that is used for both wheat growing and animal husbandry.

The proposed zoning parcel area is situated on the bank of the Darling River with no
dwelling erected on the land.
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The road servicing the lot is the Pooncarie Road which is a main road with a bitumen
surface that is regularly maintained by Council.

The land on the western side of the Pooncarie Road slopes toward the Darling River
and there is naturally formed low area that traverses through the subject site. This
low area allows flood water to return to the Darling River in times of high water flows.

An aerial photo of the site is shown below. (See Figure 4).

Figure 4

1.6 Topography and Geology

The land is within the Murray Darling Depression Bioregion which lies in the
southwest corner of NSW and extends into Vic and SA. The total area of the
bioregion is 19,717,651 hectares with 40.71 per cent (8,026,167 ha) of this area in
NSW covering 10.03 per cent of the state.
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The NSW portion of the bioregion is bounded in the north by the Broken Hill
Complex Bioregion, with the Cobar Peneplain to the northeast and the Riverina
Bioregion to the east.

The Murray Darling Depression Bioregion also borders the Darling Riverine Plains to
the northwest and contains outlying remnants of the Darling River and tributaries as
they meet the Murray River at the Victorian border.

The bioregion lies entirely in the Western Division of NSW and contains few town
centres, with lvanhoe, just near the tip of the Riverina Bioregion, being the major
settlement aside from Manilla, Emmdale and other pastoral stations in the bioregion.

A description of the soils and vegetation are described below. (See Figure 5).

The bioregion Quaternary Extensive sand Deep siliceous andBelah, rosewood, nelia, mulga wilga and
includes the Aeolian plains. Dune fields calcareous red towoody shrubs on western sand plains.
Murray, sands andpiled againstyellow sands, sandy Pointed mallee, congoo mallee, yorrell
Murrumbidgee, lake Cobar Peneplain earths, brown texture with diverse shrubs and porcupine grass,
Lachlan, sediments. ranges. freshwater contrast soils on occasional kurrajong and mallee cypress
Darling, Isolated overflow lakes fed dunes and sand pine on eastern sand plains. Mulga,
Barwon, Yanda Devonian by rare floods in plains. Brown and white cypress pine, red box, mallee,
River and quartz the Darling River. grey and calcareous belah and poplar box on central dunes.
Peacock Creeksandstone Stony ridges andclays on lakes. Palelignum, cane grass, black blue bush and
catchments outcrops. ranges. yellow sands on black box or poplar box on margins and
Darling lunettes. Stony loamsbeds of swamps and lakes. Mulga with
Depression on hills. red box and shrubs on rocky hills

Figure 5 - Land and Topography Description
Source: http:/Avww.nationalparks.nsw.gov.au/npws.nsf/Content/Murray+'Darling+Depression+-+maps

1.7 Vegetation

Typical sand plain species exist on the site include rosewood, white cypress pine,
narrow-leaf hop bush, punty bush, belah, copperburrs, black bluebush and variable
spear grass.

Lakes and depressions all have clay floors, and vegetation relates to the presence or

absence of salt and gypsum. Infrequently flooded freshwater areas carry lignum,

cane grass, with clumps of black box on the margins and beds of swamps and rivers.
1.8 Surrounding Development

Land to the south of the subject site is the land that was set out in Gateway

Determination PP_2012 WENTW_002_00 dated 30™ October 2012. The purpose of
the determination is to enable future residential development.
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To the north and north—east of the site are lands that are predominantly Western
Lands grazing leases. The quality of grazing on these leases has compromised
agricultural production due to intensive grazing in the past. Similarly, the land on the
western side of the Darling River was used for intensive grazing.
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Part 2 - Objectives or Intended Outcomes

2.1 Objectives

The application seeks to rezone that part of the subject land identified on Figure 3
as being suitable for Rural Residential land, from an RU1 — Primary Production Zone
to an E4 Environmental Living Zone under the Wentworth LEP 2011. The proposal
also seeks to change the minimum lot size mapping for the proposed E4 land to

7,500 m?.

The purpose of the rezoning is to enable the subdivision of the land pursuant to
Clause 4.1of the Wentworth LEP 2011 by amending the Lot Size Map to allow a
minimum lot size of 7,500 m?

The objectives of the planning proposal are to:
e Rezone parts of Lot 1 in DP 1193874 to E4 — Environmental Living Zone.

e Map the land proposed to be rezoned E4 on the minimum lot size map under
the Wentworth LEP 2011as Y — 7,500 m?.

e Provide land stock to meet the demand for dwelling houses in rural localities.

e Ensure that future development of the land for rural residential purposes does
not adversely affect the rural environment of the area.

e Develop the land in a manner that recognises that special environmental and
scenic values can be accommodated by the development.

e Ensure development in the zone gives priority to the particular environmental
gualities of the land.

e Ensure that all requisite and essential infrastructure servicing is available to
the land.

e Take advantage of the site’s locational attributes and opportunities of the site.
(i.e. in close proximity to a reasonably sized rural town).

In Attachment A is a plan showing the conceptual lot and road layout for the

proposed rezoning area and identifies a total of 14 lots ranging in size from 7,500 —
1.952 ha.

Page |10



DANSON AND BLABY PTY. LTD.

177 WALNUT AVENUE, MILDURA VIC. 3500

A.C.N. 159022661 A.B.N.16 159 022 661
(Incorporating The Practices of Thomson & Blaby Pty. Ltd., and Peter R. Danson)

Consulting Surveyors — Civil Design — Town Planning Consultants
2.2 Outcomes

The outcomes for this planning proposal will be to enable the land to be subdivided
and developed for Rural Residential purposes into minimum 7,500 m? sized lots, the

construction of roads to service the new lots and the construction of future dwelling
houses.
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Part 3 - Explanation of Provisions

The land that is the subject of the planning proposal is currently zoned RU 1-
Primary Production Zone under the provisions of the Wentworth LEP 2011. The land
is mapped as Al — 10,000 ha. on the minimum lot size mapping of the LEP.

The planning proposal seeks to rezone part of Lot 1 in DP 1193874 to E4 -
Environmental Living Zone in the manner shown on the plan in Attachment A as
detailed below:

e rezone approx. 28.82 ha. to E4 - Environmental Living Zone (Land Zoning
Map - Sheet LZN_002D).

e the land proposed to be rezoned E4 to be mapped as Y — 7,500 m? on the
minimum lot sizes map (Lot Size Map — Sheet LSZ_002D).

The following Land Use Table insertion will be required for the Wentworth Shire
Local Environment Plan 2011:

Zone E4 Environmental Living
1 Objectives of zone

e To provide for low-impact residential development in areas with special
ecological, scientific or aesthetic values.

e To ensure that residential development does not have an adverse effect on
those values.
To promote ecologically, socially and economically sustainable development.
To ensure that development is compatible with the desired future character of
the zone.

2 Permitted without consent
Aquaculture; Environmental protection works; Extensive agriculture; Farm Buildings;
Home occupations; Intensive plant agriculture; Roads

3 Permitted with Consent

Bed and breakfast accommodation; Boat building and repair facilities; Boat sheds;
Building identification signs; Business identification signs; Cellar door premises;
Community facilities; Dwelling houses; Eco-tourist facilities; Environmental facilities;
Farm stay accommodation; Flood mitigation work; Home-based child care; Home
businesses; Home industries; Information and education facilities; Moorings; Plant
nurseries; Recreation areas; Roadside stalls; Secondary dwellings; Water supply
systems.

4 Prohibited
Intensive livestock agriculture; Any other development not specified in item 2 or 3
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The E4 Land Use Table is based upon the Standard Instrument template and the
Department of Planning Practice Note PN 09-002.
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Part 4 — Justification
4.1 Need for the planning proposal.

4.1.1 Is the planning proposal aresult of any strategic study or report?

The area that is the subject of this proposal was included in the Wentworth Shire
Council Draft Rural Residential Strategy (2007). The purpose of the study was to
assess the provision of rural residential lots within the Shire of Wentworth to
determine if there was a need to rezone more land for rural residential development.

Part of Kelso Station was considered as Candidate Area No. 10 in this study,
although there were constraints identified including being partially flood prone, have
native vegetation, a potential to cater for industrial land uses, being agricultural lands
and having vineyards or orchards on the land

In its assessment of a Development Strategy, the report concluded that the Kelso
area was a Medium Term development area and could logically be developed after
land identified adjacent as short-term development dependent upon take up and site
investigation. (Subject land of Gateway Determination PP_2012 WENTW_002_00).

The moderate rural residential lifestyle outcome sought by this Planning Proposal
and the densities that are proposed reflect the proposed development pattern on the
adjacent land.

The impact of the land subdivision will be minimal as dry land commercial
pastoral/livestock and broad acre cropping enterprises will continue on the balance
of the land as only 28.82 ha. is intended to be used for the rezoning proposal.

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

The proposed rezoning of the subject land from RU1 Primary Production Zone to E4

Environmental Living Zone and proposed change in minimum lot size to 7500 m? is
considered to be the best means of achieving the relevant objectives and intended
outcomes outlined in Part 1.

This Planning Proposal has been prepared in response to previous representations
made to Council and is considered to be a suitable and appropriate direction as
there are no more suitable alternatives available adjacent to the Wentworth
township.

4.1.3 Is there a net community benefit?

It is considered there will be a definite net benefit to the community as the planning
proposal affords a growth opportunity by providing for future rural residential
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development.
The benefits will result from the following:

e The provision of increased stocks of rural residential land zoned land
increasing choice and competition in the local market place.

e The provision of rural residential land will service the local and broader
community.

e There will be a multiplying effect on the local community resulting from
increased development and building activity (during the subdivision and house
construction), and increased demands for goods and services from an
increased population base.

e More residents can only enhance existing local businesses and future
business opportunities in the long term.
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4.2 Relationship to Strategic Planning Framework

421 Is the Planning Proposal consistent with the objectives and
actions of the applicable regional or sub-regional strategy
(including the Sydney Metropolitan Strategy and exhibited draft
strategies)?

The Planning Proposal is consistent with the aims of the Murray Regional

Environment Plan (REP) No. 2 that was gazetted on 31° March 1994, and from 1%
July 2009, the plan was deemed a State Environmental Planning Policy (SEPP).

The aims of the plan are to conserve and enhance the riverine environment of the
River Murray for the benefit of all users. The subject site is not affected by a River
Management plan and this planning proposal satisfactorily addresses Murray (REP)
No. 2 as follows:

e The aims, objectives, planning principles and potential cumulative impacts
were considered in the Wentworth Shire Council Rural Residential Strategy.

e Future residential development will not adversely affect land within the
surrounding local areas or result in the redistribution of flood waters.

e Foreshore setbacks have been adopted to ensure the aesthetic quality and
high amenity value of the Darling River is maintained.

e Residential development on the site will not compromise the integrity of the
riverbank.

o Effluent from future development is able to be treated by connection to the
East Wentworth Sewerage Works.

4.2.2 Is the planning proposal consistent with the local council’s
Community Strategic Plan, or other local strategic plan?

The Planning Proposal is consistent with the aims of the Draft Wentworth Shire
Council Rural Residential Strategy that was completed in 2007 and publically
exhibited for comment thereafter. The purpose of the study was to assess the
provision of rural residential lots within the Shire of Wentworth to determine if there
was a need to rezone more land for rural residential development.

Within the Strategy, the lands considered were assessed as Short-Term, Medium
Term or for Investigation. The adjacent land was assessed as Short-Term and is the
subject of Gateway Determination PP_2012 WENTW_002_00.

The subject land was considered a Medium Term prospect and could be considered
for development after the land identified adjacent for short-term development had
been investigated and taken-up.
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42.3 Is the planning proposal consistent with applicable state
environmental planning policies?

Relevant State Environmental Planning Policies and their relationship with the
planning proposal are outlined in the table below:

State Environmental Planning Policies Comment
SEPP No. 1 - Development Standards Consistent.
SEPP No. 4 - Development without Consent and Not Applicable

Miscellaneous Complying Development

SEPP No. 6 - Number of Storeys in a Building Not Applicable
SEPP No. 14 — Coastal Wetlands Not Applicable
SEPP No. 15 - Rural Land - Sharing Communities Not applicable
SEPP No. 19 - Bush land in Urban Areas Not applicable
SEPP No. 21 — Caravan Parks Not Applicable
SEPP No. 22 - Shops and Commercial Premises Not applicable
SEPP No. 30 - Intensive Agriculture Not applicable

SEPP No. 32 - Urban Consolidation

(Redevelopment of Urban Land) Not applicable

SEPP No. 33 - Hazardous and Offensive

Development Not applicable
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State Environmental Planning Policies (cont.)

SEPP No. 36 - Manufactured Home Estates

SEPP No. 44 - Koala Habitat Protection

SEPP No. 50 - Canal Estate Development

SEPP No. 52 - Farm Dams and Other Works in
Land and Water Management Plan Areas

SEPP No. 55 - Remediation of Land

SEPP No. 60 - Exempt and Complying

Development

SEPP No. 62 - Sustainable Aquaculture

SEPP No. 64 - Advertising and Signage

SEPP No. 65 - Design Quality of Residential Flat
Development

SEPP (Building Sustainability Index: BASIX) 2004

SEPP-Housing for Seniors or People with a
Disability (2004)
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State Environmental Planning Policies (cont.) Comment
SEPP (Major Development) 2005 Not applicable
SEPP (Mining, Petroleum Production and Not applicable

Extractive Industries) 2007

SEPP-Temporary Structures (2007) Not applicable

SEPP (Infrastructure) 2007 Not applicable

SEPP (Rural Lands) 2008 Consistent. Refer comments
below

SEPP (Exempt and Complying Development Not applicable

Codes) 2008

SEPP (Affordable Rental Housing) 2009 Not applicable

State Environmental Planning Policy (Urban Not applicable
Renewal) 2010

State Environmental Planning Policy (State and

Regional Development) 2011 Not applicable

Murray Regional Environmental Plan (MREP)
No.2 - Riverine Land. (Note: MREP is a deemed
SEPP).

Consistent. Refer comments
below

State Environmental Planning Policy (Rural Lands) 2008
The land is subject to SEPP (Rural Lands) 2008 and in particular Clause 7 contains

a number of rural subdivision principles and matters to be considered in determining
applications for rural subdivision and rural dwellings.
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The planning proposal is not considered as being contrary to the SEPP, particularly
as a consequence of the land being contained within a long-standing rural residential
development strategy identified and immediately adjacent to an area that is the
subject of a current Gateway Determination.

The planning proposal addresses the rural planning principles as follows:

e The area does not contain State significant agricultural land and is not
located within an area of regional farming significance.

e The proposal achieves an appropriate balance between social,
environmental and economic interests of the community by providing
opportunities for additional housing choice within an area that is not
adversely affected by any significant restraints.

e The proposal provides for large lot residential rural lifestyle opportunity
which in the short term will benefit the township of Wentworth.

e The site is located in close proximity to the Wentworth township and can
be easily serviced.

e The planning proposal is consistent with the recommendations contained
in the Wentworth Shire Council Rural Residential Strategy of the site.

Murray REP No.2 - Riverine Land

The Murray REP No. 2 Riverine Land is a deemed SEPP that was gazetted on 31
March 1994 and applies to the Wentworth Shire Council.

Murray REP No. 2 seeks to conserve and enhance the riverine environment of the
River for the benefit of all users, and in particular to ensure that appropriate
consideration is given to development with the potential to adversely affect the
riverine environment of the River.

It seeks to establish a consistent and coordinated approach to environmental
planning and assessment along the River and to conserve and promote the better
management of the natural and cultural heritage value of the riverine environment of
the River.

The planning proposal satisfactorily addresses Murray REP No. 2 as follows:
e The site is not affected by a River Management Plan.

e The aims, objectives, planning principles and potential cumulative impacts
have been described in Part 1 of this report and would be sufficient as the
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statement required by an Environmental Effects Statement. The
Wentworth Shire Council Rural Residential Strategy is contained in
Attachment D.

e Future residential development will not adversely affect land within the
surrounding local government area or result in the redistribution of flood
waters.

e Foreshore setbacks are adopted to ensure the aesthetic quality and high
amenity value of the Darling River is maintained.

e Residential development on the site will not compromise the integrity of
the riverbank.

e Effluent from future development is able to be treated by connection to the
East Wentworth Sewerage Works as shown in the investigation that has
been carried out on the Cooke subdivision and is shown as Attachment C.
An innovative high pressure sewer solution has been proposed.

4.2.4 Is the planning proposal consistent with applicable Ministerial
Directions (s.117 directions)?

A number of Ministerial Directions made under Section 117 of the Environmental
Planning and Assessment Act 1979 apply to the land.

The following identifies each of the key local planning directions which are relevant
of the land and planning proposal and makes brief comments in regards to each of
the directions.

Direction 1.2 Rural Zones

The land that is the subject of the planning proposal is identified in the Wentworth
Shire Council Rural Residential Strategy Report (2007) as a medium term candidate
lot.

The proposed rezoning of the land for rural-residential purposes is therefore
consistent with this strategic planning document and thus with the provisions of
Direction 1.2.

Direction 1.5 Rural Lands

The land that is the subject of the planning proposal is identified in the Wentworth

Shire Council Rural Residential Strategy Report (2007) as a medium term candidate
lot.
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The proposed usage is consistent with the strategic policies adopted by the
Wentworth Shire Council whereby the social and environmental benefits associated
with rezoning of rural land to residential land, such as rural lifestyle and additional
housing choice and opportunities are recognised

The rezoning of the land for rural-residential purposes is therefore consistent with
this strategic planning document and thus with the provisions of Direction 1.5.

Direction 2.1 Environment Protection Zones

The proposed zoning of the land will not compromise the continued protection of any
high conservation vegetation in the locality.

The proposed re-zoning does not seek to modify or reduce any environmental
protection standards applying to the land.

Direction 2.3 Heritage Conservation

The subject land is not identified in any studies as containing or comprising items,
areas or objects of environmental heritage significance

Direction 3.1 Residential Zones

The planning proposal will broaden the choice of building types and locations
available within the Wentworth Township and will assist with the efficient use of
infrastructure and services.

Accordingly, the planning proposal will enable the development of land consistent
with the objectives contained within Section 5 of the Environmental and Planning and
Assessment Act, 1979 and therefore reflects evolving lifestyle and demographic
trends.

As the land that is the subject of the planning proposal was identified in the
Wentworth Shire Council Rural Residential Strategy Report (2007), it is consistent
with this direction

Direction 3.3 Home Occupations

As the objective of this direction is to encourage the carrying out of low-impact small
businesses in dwelling houses, the proposal will be consistent with this direction as it
will permit home occupations to be carried out in dwelling houses without the need
for development consent.

Direction 3.4 Integrating Land Use and Transport

Whilst the planning proposal is inconsistent with this Direction, the inconsistency is
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justified on the basis that the area has been the subject of comprehensive
investigations and as such has been identified for rural-residential purposes in the
Wentworth Shire Council Rural Residential Strategy Report (2007).

Direction 4.3 Flood Prone Land

This direction seeks to ensure that development of flood prone land is consistent
with the NSW Government’s Flood Prone Land Policy and the principles of the
Floodplain Development Manual 2005.

It seeks to ensure that the provision of an LEP on flood prone land is commensurate
with flood hazard and includes consideration of the potential flood impacts both on
and off the subject land.

The Wentworth LEP 2011 provides for the management of flood planning on land
that is shown as “Flood Planning Area” on the Flood Planning Area Map River Front
Building Line Map Sheet CL1_002D.

In the LEP under Clause 7.3 (Flood Planning), the clause objectives are to seek to
minimise the flood risk to life and property associated with the use of land, to
allow development on land that is compatible with the land’s flood hazard taking into
account projected changes as a result of climate change and to avoid significant
adverse impacts on flood behaviour and the environment.

So in accordance with the LEP, it is only intended that dwelling consents will be the
principal application and that they must comply with requirements for river setbacks,
flood free access and effluent disposal imposed by the LEP to protect the
environment.

The proposed developments will not result a substantially increased requirement for
government spending on flood mitigation measures, infrastructure or services.

The Council has determined the flood planning levels already and they mean the
level of a 1:100 ARI (average recurrent interval) flood event plus 0.5 metre freeboard
are achievable along the river frontage in the application and these determinations
are not inconsistent with the NSW Floodplain Development Manual 2005 (including
the Guideline on Development Controls on Low Flood Risk Areas)

As such, it is considered that the planning proposal will implement the direction of
Council policy is that no future residential development will be allowed under a level
of 0.75 m freeboard of the flood planning level Reduced Level (RL) 34.65 m
Australian Height Datum (AHD).

With direct access to a sealed road built at approximately the 1 in 20 year flood level

(RL 34.00 A.H.D.), the future occupants of the site will be readily accessible to
emergency services.
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There is an area on the land that is lower than the flood planning level and was an
area where flood waters escapes back into the Darling River and this has been
excluded from the development.

On-site water sensitive urban design is able to be adopted as part of any future
residential development so that downstream properties and local government areas
remain unaffected.

Direction 6.1 Approval and Referral Requirements

The proposed rezoning of the land does not seek any additional agreement,
consultation or referral of development applications to the Minister or other public
authority or any designated development provisions.

Direction 6.2 Reserving Land for Public Purposes

The planning proposal does not create, alter or reduce existing zonings or
reservations of land for public purposes and is consistent with the provisions of the
Ministerial Direction.

Direction 6.3 Site Specific Provisions

The planning proposal does not impose unnecessarily restrictive site specific
planning controls and is consistent with the provisions of the Ministerial Direction.
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4.3 Environmental, social and economic impact.

4.3.1 Is there any likelihood that critical habitat or threatened species,
populations or ecological communities, or their habitats, will be
adversely affected as a result of the proposal?

The subject land is largely cleared land that has been disturbed by grazing and
copping activities for many years and there is minimum vegetation on the site.

Vegetation on the subject site is not considered to be endangered because:

e the vegetation is not ‘characterised’ by those species but rather by a range of
introduced plants, noxious weeds and other native species; and

e the subject site in total is highly disturbed, modified and degraded, and does
not constitute a natural part of the landscape;

Consequently, there would be no significant effect on critical habitat or threatened
species, populations or ecological communities, or their habitats due to the disturbed
nature of the site.

The vegetation corridor along the Darling River will not be affected by the planning
proposal and future residential development will be required to maintain a 30 metre
buffer zone from the bank of the Darling River as described in Section 4.3.2.

4.3.2 Are there any other likely environmental effects as a result of the
planning proposal and how are they proposed to be managed?

Riparian Corridor

The subject land fronts onto the Darling River and is classified under NSW Office of
Water's Guidelines for Riparian Corridor’s using the Strahler System.

Under Part 2, Schedule 2 of the Water Management (General) Regulation 2011,
Wentworth is classed as based on 1:50,000 topographic maps and the Darling River
would be classified as a third order stream.

Accordingly, future residential development will be required to maintain a 30 metre
Riparian Buffer zone from the bank of the Darling River.
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Flood Planning

The field survey undertaken to support this application shows the proposed sites
under the 100 year ARI flood event RL 34.65 metres (AHD) with depths of
approximately 1.20 metres.

The flow rates in the vicinity of the land during the 100 year ARI flood event were

estimated to be 34,000 Ml/day. This compares with the Flow Peak on 2" April 2012
of the flood flows from high rain events in NSW and Queensland in February and
March 2012 of 22,000 Mi/day.

Accordingly, it is considered that the land has a medium to high flood risk, due to
flow depths, flow velocities or a combination of the two.

The requirement of Council pursuant to Clause 7.3 of the Wentworth LEP is to
require a level of 0.75 m freeboard above this flood level at an RL of 35.40 m
Australian Height Datum (AHD).

Emergency Site Access

During a major storm event, the proposed site access to Pooncarie Road will be by
safe entry and access points to the various residential dwellings on the land as
required by Council to be at the 20 year ARI flood event RL 34.00 metres (AHD).
Utility Services

The site can be serviced by the relevant infrastructure providers (i.e. sewer, water,
electricity and telecommunications).

The site is in close proximity to the East Wentworth (Wentworth Township) sewerage
works and connection is intended for all lots in the development.

Site Suitability

Having regard to the characteristics of the site and its location, the proposed
rezoning is considered appropriate in that:

e The size, dimensions and location of the site (adjacent to a proposed rural-
residential development and in proximity to the Wentworth Town Centre) are
appropriate for the accommodation of the proposal,

e The surrounding road network will accommodate the traffic generated by the
proposal;

e The proposed access arrangements are satisfactory; and
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e The proposed uses and density is compatible with the pattern of surrounding
development;

e There are no environmental or social issues that would constrain the
proposed rezoning or development from occurring.

4.3.3 How has the planning proposal adequately addressed any social
and economic effects?

Whilst the planning proposal is relatively minor in nature, there will be a positive
social and economic effect on the township of Wentworth.

The provision of large Rural Residential Lots adjoining the town will offer an “in

demand” rural lifestyle opportunity through wider housing choice and create
opportunity to the building industry and enhance local businesses.
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4.4 State and Commonwealth interests.

4.4.1 Isthere adequate public infrastructure for the planning proposal?

The planning proposal involves a rural-residential subdivision of 14 lots and access
will be to the existing Pooncarie Road. It provides adequate bitumen road access to
the site, and mains electrical power and telecommunications servicing abut the site,
and are more than adequate to service and meet the needs of the proposal.

Essential services such as emergency services (police, ambulance, SES etc.), and
education and health services are all available in the Wentworth township.

The development is in close proximity to the East Wentworth (Wentworth Township)
sewerage works and the service will be available to the development.

4.4.2 What are the views of State and Commonwealth public authorities
consulted in accordance with the gateway determination?

The views of the State and Commonwealth Public authorities will be known once
consultation has occurred as part of the gateway determination of the planning
proposal
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4.5 Community Consultation

Community Consultation that will be undertaken on the proposal will be in
accordance with “A Guide to Preparing Local Environmental Plans prepared by the
Department of Planning” (2009).

The planning proposal is considered to be a low impact planning proposal and the
planning proposal exhibition period is intended to be 28 days.

Community consultation will be commenced by giving notice of the public exhibition
of the planning proposal:

e in a newspaper that circulates in the area affected by the planning proposal,
e on the web-site of the Wentworth Shire Council, and
e in writing to adjoining landowners.

During the exhibition period, the following material will be made available for
inspection:

e The planning proposal, in the form approved for community consultation by
the Director General of Planning;

e The gateway determination; and

e Any studies relied upon by the planning proposal.

The community consultation will be complete only when the Wentworth Shire Council
as considered any submissions made concerning the planning proposal.
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Dear Mr Beyer.
Re: Proposcd subdivision Pooncarie Road, Wentworth — Sewer reticulation

We refer to our conversation yesterday and attach documents to illustrate the difticulties we
are having with the design of gravity sewer lor the above mentioned project. The concept
desiun proves to be extremely deep. It is mostly in existing groundwater, some with extreme
salinity levets. This creates many difficulties in its construction causing a huge increase in
cost and a huge increase in Lime taken as opposed to an average less deep sewer systen,
Construction would have a larger environmental impact. Materials used will be faced with
existence in extreme conditions. The large amount ol exeavation in close proximity to the
river could greatly increase chances of disturbing culturally significant arcas, A pressure
system is a more suitable option for this project and we urae Wentworth Shire Council to
consider this alternative. A gravity system such as this muy deem this development
unfeasible.

Two test wells conducted indicate groundwater at depth ranging from 3.5 10 5 metres from
the surface. Ixtremely high salinity was detected at one of the two tes wells at nearly 18.000
EC. At groundwater levels and decper silty sand iy encountered.

I'he concept sewer design has a pump station at 10.5 m depth. The 150 mm diameter pipes
are nearly all in the depth range between 3 and 9.75 m with approximately 1,080 m ol 1.430
m in excess of 5 m deep. The excessive depth is due to the lots requiring a deep property
comnection to control them due to their large size as well as the site being extremely long and
flaL.

Sipnificant cost and time increases would result in construction of the coneept gravity sewer
as opposed to the average less deep sewer or & pressure sewcer. Dewatering would be a huge
undertaking, Disposal of the extremely suline water would be time consuming and
expensive. In the construction of one local 6m deep pump station in groundwater the cost of
dewatering alone was $60.000 and construction wok tiree inonths according to a loeat
contractor. Saline groundwater would most likely need to he carted via trucks. cach holding
only 10,000 1, and disposed of ata suitable site nominated by the retevant authority which
could be some way away. Fxcavation (whether boring or open trench excavation is used)
would be difficult due 1o the amount of excavation below the water table in difficult soil and
in highly saline water. Trench collapse would be an issue. Wide batters may need o be
employed meaning more excavation, Imported trench supports may be needed. The depth off
excavation able 10 be carried out by a twenty tonne excavator is around 6 m. Beyond that a
platform must be constructed at depth for the excavator to sit on to then reach decper. This
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would mean more excavation. Materials used would have to be able to withstand the extreme
safinity levels.

All of this excavation and dewatering would have obvious implications for the environmcnt.
The large amount of excavation means cubturally significant arcas may be encountered.

Another coneept was considered having two pump stations and two low points in the gravity
systen in an attempt o raise the depth of the system and reduce the related construction cost
and environmental implications. With two pumping stations almost all the pipe work would
be between 3.5 m and 7.3 m deep. ‘The two pump stations would be around 7.5 myand 8.5 m
deep. Signilicant construction, cost and environmental implications remain. Again the
development may not be feasible with this option.

Pressure sewers are more widely used now than ever. Authorities use different approaches
with the on-going matntenance of the pumps. Some mainain the pumps themselves. Others
require property owners fo maintain the pumps. In some cases monics may be held by the
water authority {provided by the developer). Property owners then apply tor a pump 1o be
instalicd at the appropriate time. The monies held are then used t supply a pump to &
plumber for installation. The water authority maintains ownership ot the pumps for 12
months then passing ownership to the property owners.

Aquatec, a company providing equipment for pressure sewers. has offercd to give a
presentation to you and your colleagues on the advantages of pressure sewers and answer any
questions/coneerns you may have. We have also included some information provided by
them in this transmission. Please contact Anthony Best 0409 289 481 to take advantage of
this offer.

WSA 07 - 2007-1.1 Section 1.2.1 states regarding pressure systems =i is particnlarly suifed

Jor flat terrain. involving very long strip developments. or along lengthy waterways, head

ground and envirommentally sensitive areas”™. That applies 1o this development and we
believe a pressure sewer 18 the hest option. We Jook forward to hearing vour thoughts
regarding this matter at your earliest convenience, If vou have any queries please contact
Selina Wilson of this oflice at 12343selinacomail.com. Please also address correspondence
regarding this matter to Selina Wilson at the above mentioned emait address or PO Box 417.
Miidura. Vic. 3502,

Yours sincerely
DANSON & BLABY PTY LTD

S LOM

SELINA WILSON
CIVIL ENGINEER

Encl. Concept plan. Concept long section and schedule o [ quantities.
Promotional information from Aguatec
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EXECUTIVE SUMMARY

The purpose of this study is to assess the provision of rural residential lots within
the Shire in order to determine if there is a need to rezone more land for rural
residential development. Tor the purpose of this study, rural residential lots are
defined as those between 0.4 and Sha that are primarily for residential use. The
study further highlights a need to distinguish between a planned, low density
estate (say, up to 4000m? lot sizes) and a rural small holding (between Zha and
up to 5ha).

The strategy is not seeking to promote new development beyond the 2ha size,
however the strategy will acknowledge the existence of existing lots (up to Sha)
that are currently zoned as rural small holdings 1 {c), so that any existing
development opportunities are not removed as a result of this strategy.

Sales figures held by Wentworth Shire Council indicate equally robust demand
for lots up to 3000m? and up to 5 hectares,

On average, there are approximately 58 building approvals issued annually for
the period between 2000 and 2005, and for the same period, 97 rural
residential lots were created in the rural 1 (c) zone (68 lots), and the rural 1 (a)
zone (29 lots) respectively. This represents 20.4% of all building approvals
were for ‘rural residential’ lots.

There are currently 9 areas within the Shire that are zoned rural 1 (c),
amounting to 317.26 hectares of land. Of this, approximately 206.64 hectares
of land has already been developed. Of the remaining 110.62 it is considered
that only 21.96ha 1s suitable and available for rural residential development in
the short to medium term. It has been estimated that this 21.96 hectares has the
capacity to yield approximately 54 low density lots. This represents
approximately a 3.5 to 4 year supply of rural residential lots.

The key issues affecting the future provision of rural residential land within the
Shire include:

o} Managing environmentally sensitive areas such as river frontage and
floodplain areas.

o} Western lands Lease.

o] Meeting demand for rural residential living through planned low density
estates, as opposed to the excision of land parcels from larger rural
holdings.

Future demand for low density lots is estimated to be 17 lots per annum, for the
period 2006/7-2016 (170 lots over the next 10 years).

116 lot shorifall x 0.4 ha = 46,4ha PLUS 10% of land budget for provision of
roads and services (4.64) = 51.04 ha, say 51 ha is required to be rezoned to
accommodate the projected 10 year rural residential demand within the Shire.

The review of 2 outstanding rezoning requesis within the parameters of this
study indicate that both requests should proceed, in chorus with the strategy
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and subsequent request to the Minster for rezoning. This relates to the land in
north east Wentworth, with river frontage.

Councils’ objectives in preparing this strategy are:

>

To promote a choice of location for rural residential development at
convenient locations within the Shire.

To ensure rural residential development does not prejudice urban
growth needs.

To ensure that agricultural land is not adversely affected.

To ensure rural residential development occurs in 4 manner that
maximises existing community infrastructure and services.

To conserve and protect the natural environment hazards.

To provide an appropriate form of land management consistent with
economically an environmentally sustainable practices.

To ideniify a suitable phasing of land release for residential development.
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1. INTRODUCTION

1.1  Study Purpose

The purpose of this study is to undertake a comprehensive review and assessment of the
provision of rural residential land within the Shire and to determine whether there 1s a
need to rezone any land for rural residential purposes and if so, the parameters for
providing such land, including the need for rezoning,.

To assist in the issue of whether or not there is indeed additional land required for rural
residential, Council has undertaken a detailed supply and demand analysis, which has
been based on trends on building approvals and land monitors (subdivision approvals).

The former Department of Urban Affairs and Planning in 2001 published a “A guide
for councils west of the Great Divide on preparing a rural residential strategies”, that is
presently used as a tool for the preparation and presentation of a rural settlements
strategy.

Whilst not prescriptive, the guide offers a sound basis by which to ensure that all
relevant information has been collected and collated satisfactorily. This study gives
regard to the guidelines and follows a logical analysis of the issues for the Shire,
including a supply and demand study, which underpins the final recommendations.

1.2 Study Backgzround

The development of local planning controls within the Wentworth Shire commenced in
1978. The gazettal of the current Wentworth Local Environmental Plan was in May
1993 and there has been no significant review of the LEP since that time.

The LEP was based on the findings of a Local Environmental Study that identified
‘township growth’ in the context of defined land use strategies and actions. These are
the only verified actions for township growth within the region and despite them,
development has continued within the areas identified for urban investigation and have
included spot rezoning amendments for residential development.

This process has caused an unclear direction for future land use zonings and provides
little strategic overview of best land use options and land use mix.

Council is also aware that the current operation of the LEP and other development
controls are not meeting the community’s expectations or representing current
planning practices as identified in the recent Buronga Gol Gol Structure Plan Report
Stage 1:

. “The zonings do not embrace any current vision statemenis or strafegic
directions.

. The broad nature of the zonings require support from other types of planning
controls including DCF’s, servicing plans or locality plans not currently in
operation.

. There Is no differentiation between the fypes of current and future residential

development areas — Le. high, medium or low density areas. Fufure urban infilf
options have not been identified under the currenf LEP.
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. Current and future commercial, retail, community and industrial activity
cenires are noft scparately identified.

u Fature strategic industrial expansion has not been clearly identified.

. Future open space and recreational areas are not identified,

. Any future infrastructure changes have not been accommodated.

. There 1s no method of staging of development and the release of residential

industrial or commercial Iand

. Land use buffers have nof been implemenied within new development within
the study area.”

Furthermore, the local communities within the Shire, namely Buronga/Gol Gol,
Dareton, Pooncarie, and Wentworth have developed local vision statements, which
include planning principles for the improved structure of the community. Particular
issues have been identified Shire wide as follows:

. all communities stressed that planning and development processes in the Shire
are not adequate;

. there is an urgent need fo overcome current impediments fo planning and
development;

. local urban and industrial development needs fo be managed and promoted to

ensure the best oufcomes;
. long-~term zoning and planning is urgently required.;

. the area requires a posifive and managed approach (policy) fo encourage
economic development, enterprise development and local investment;

. the Social Flan needs to become a functional and living document;

. there 1s a need for an economic developmenit policy and strategies fo manage
development and maximise benefits for the Shire.

Whilst the above items will not be addressed as part of this study, it is important to be
reminded that the community have already been consulted on planning matters and
have voiced thetr concern about the lack of strategic framework for this Shire.

The Buronga Gol Gol Structure Plan has been adopted by Council and focuses on the
future supply of residential land, however also provides a springboard for this study.
This particular study opened up discussion and attention on the importance of land use
planning including the need for ’designing in’ various housing options that are logical
and deal with potential land use contlicts arising from the function of intensive
agriculture. This matter is considered in detail later in the report.

Another impetus for this strategy relates to changes within the planning system. The
NSW government has embarked on a major overhaul of the planning system and has
reviewed the way in which statutory and strategic plan making is undertaken. The
Minister for Planning is requiring all Councils to adopt an LEP template with the view
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to streamlining the planning system and providing developers and other users of the
system more confidence and willingness to invest in NSW.

Wentworth Shire is required to prepare a new LEP within the next three years and as
part of the review process, Council has committed to the study of rural T {c) land as an
integral part of moving forward strategically.

Such development needs to be sensitively located to minimise both environmental and
agricultural impacts and be located within close proximily to the existing services
arcas/town centres.

There is no specific definition for rural residential housing and part of this study reveals
the typical lot sizes in demand. Typically, low density development involves lots ranging
from 5000m? to 2 hectare, whereas rural residential development involves somewhere
in the order of 2-5 hectares.

Rural residential lots can be larger and incorporate hobby farms and associated
development. Irrespective of size, the principle purpose of rural residential, hobby
farms and low density residential development is to provide residential opportunities
and ancillary uses on larger lots, close to urban areas.

1.3  Draft Rural Residential Study

Council acknowledged the need to conduct a 1 (¢) strategy in October 1997 and issued
a draft paper for discussion. Essentially, the paper was an inventory of existing 1 (c)
land, totalling 268.069 ha. The motivation for the paper appeared to be fuelled by two
particular rezoning requests.

Even at that time, the then Depariment of Urban Affairs and Planning raised concern
for the approach of Council to meeting demand for rural residential development
within the Shire.

In a letter dated 20 June, 1997 to the then General Manager, Mr David McMillan, the
Regional Planning Manager (DUAP) stated:

“Existing rural residential zones in your Shire are not fully developed — they
have many years capacily remaining and no new zonings are needed. Similarly,
rural residential development should be developed close fo existing cenires,
rather than 20 kilometres from them, fo minimise transport and service costs.”

The report was never developed or continued and since 1997, Council has continued to
receive rezoning requests for 1 (c) land and has continued to receive similar advice
from the Department as follows:

“ ... the Department is of the view that the rezoning sought in this instance
should be considered as part of the broader planning work Council infends to
undertake shortly. The development of a structure plan will give both Council
and the Department nuch more certainty regarding the long-term development
of the arca and provide clear logic for future rezoning requests by Council, If
would not be appropriate fo potenfially compromise this imminent work by
allowing spot rezoning to occur in the meantime?”.
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2. STATUTORY FRAMEWORK
2.1  State Environmental Planning Policy

There are no specific state policies that relate directly to the use or development of rural
1 (c) land. SEPP 15 (Multiple Occupancy of Rural Land) offers a very narrow and
defined oppottunity for rural residential living which is not presently evident in the
Shire, Tt deals with the erection of multiple dwellings on a single allotment and the
sharing of facilities and resources to collectively manage the allotment.

2.2 Local Environmental Planning Policy

Council’s current LEP makes provision for rural residential lots via the 1(c) Zone —
Rural Small Holdings. Whilst it remains operational, Council is required o adopt the
standard LEP template which dictates the suite of zonings that can be applied in the
new LEF. As this strategy forms part of the LEP re write, this strategy has considered the
‘new’ zonings to be applied.

2.5  LEPTemplate

The Standard Instrument (Local Environmental Plans) Order was gazetted on 31 March
2006. The Order prescribes a standard form and content of a principal local
environmental plan (LEP) for the purposes of section 33A of the Environmental Planing
and Assessment Act 1979 (the Act).

Following the gazettal, draft principal LEP's will be required to be prepared in
accordance with the standard instrument and incorporate the relevant mandatory
provisions before they can be publicly exhibited or recommended for gazettal.

The following Jand use zone is relevant in the consideration of this strategy:

2.3.1 Residential Zones

25.1.1 Zone K5 Large Lot Residential

Objectives of the zone:

] To provide residential housing in a raral setting while preserving
environmenially sensitive locations and scenic quality.

. To ensure that large residential allotments do not hinder the proper and orderly
development of urban areas in the future

° To ensure that development within the area does not unreasonably increase the
demand for public services or public facilities.

. To minimise contlict between land uses within the zone and adjoining zones.

Other provisos within the LEP template relevant to the strategy are:

2.5.1.2 Clause 15 Subdivision — consent requircments (this Is 2 compulsory clause)
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In part,

(1)  lLand to which this Flan applies may be subdivided, but only with
consent.

Z2.3.1.3 Fart 4 ~ Principal Development standards
Clause 19 — Minimum subdivision lot size (optional)

(1)  This clause apphies to subdivision of any land shown on the Lot Size Map that
requires consent and that is carried out after the commencement of this Plan.

(2)  The size of any lot resulting from any such subdivision of land is not to be less
than the minimum size shown on the Lot Size Map in relation to that land.

2.3.1.4 Zone RU 4 Rural Zone

Objectives of the zone:

. To enable small scale sustainable primary indusiry and other compatible land
uses.

. To maintain the rural and scenic character of the land.

. To ensure that development does not unreasonably increase the demand for

public services or facilities.

. To minimise conflict between land uses within the zone and adjoining zones.
3. RELATIONSHIP TO OTHER DOCUMENTS
3.1  MRCC Rural Residential Study

In March, 2001 Mildura Rural City Council commissioned a rural residential study to
assess and review the provisions of rural residential lots within the Shire and to
determine if there was a need to rezone more land for low density residential
development. The study was undertaken over a three-year period and resulted in
recommendations to a ministerial panel that was endorsed and gazetted on 21 July
2005. The result of the study has enabled Mildura Rural City Council to rezone 92.3
hectares of land to low density residential (LDRZ), which is similar to the rural 1 (c)
zone in NSW.

At the commencement of the Mildura study, the consultant’s liaised with officers of
Wentworth Shire Council and several estate agents to determine what relationship, if
any, there was between demand in Mildura and demand in Wentworth.

The following observations were made:

. “Representatives of the local development and real estate industry indicated that
the sole reason an existing resident of Mildura Rural City Council would
consider buying a rural residential property in Wentworth was fo secure a
waler front property. Lots at Gol Gol, with frontage fo the Murray River are
sought after however it is understood that the last vacant waler front property
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was receatly sold. In any event, the price range of such properties results in
their being a very limited market for such sifes.

. The River Bend estate provides only a limited opportunity fo gain water fronf
access and are therefore not providing a competling force within Mildura
markets. If Is undersfood that the lots on this estate are located on high bank
that overlooks the river without providing direct access. Stages 1 and 2 of this
estate (22 lots in fotal) are all sold. Stage 3 has 18 lots of which 16 are still
available after being on the market for over 12 months.

s The unanimous opinton of all persons interviewed that the supply or rural
residential properties in the Wentworth Shire has little, if any impact on, the
current supply of rural residential properties in the Victorian (Mildura) market.
The only factor that could foreseeably change this opinion was if a large, (say 20
hectare) river front estafe similar fo the up market estafe in Gol Gol was fo be
released onto the market. This is uniikely fo occur.

. Wentworth Shire is about to embark on a review of their planning scheme. It is
understood that the issue of rural residential land is likely fo be thoroughly
examined.”

KFR Pty Lid & OFA Piy Lid (2001), page 36.
3.2  PPK Regional Land Use Strategy: Volume 1 1998

This document was prepared as a collaborative approach between Mildura Rural City
Council and Wentworth Shire Council which provided a direction for future
development taking into account the Region’s requirements for economic, social, and
environmental sustainability. The major objectives of the regional land use strategy are:

. Develop a regional land use strategy upon which the future horticultural,
agricultural, industrial and urban development of the area can be planned info
the 21 century.

. Ensure issues critical to the sustainability of horticulture are fully incorporated
in the strategy and that initiatives developed for areas outside of the irrigated
agricultural zone do not compromise that sustainability.

. Ensure that the natural environment is protected.

. Develop strategies for meeting the range of residential needs for the Region.

. Facilitate a common planning strategy across state and Local Government
boundaries.

The vision created io support the Regional Land Use Sirategy is:

“By the year 2015, the Region will have continued to grow as one of Australia’s Ieading
regional centres based on a strong agricultural indusity where both urban and rural
development have occurred in a coordinated fashion fo achieve social, economic and
environmentally sustainable outcomes.
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Priorities for the Region will include the need to: promofe growth; effectively manage
development, agricultural activity and resources; protect the environment cater for
axisting and fufure communily needs; and promote the Region as a safe and prosperous
area fo live, work and visit.”

Importantly, the strategy detailed issues in relation to housing options and diversity
{ammong others) and the importance of urban consolidation measures were considered
as follows:

“By promofing urban consolidation in the form of small lots, multi unif
developments, dependent relative units and the redevelopment of existing urban
areas, the opporfunities exist fo curtail urban growth and the loss of prime
agricultural Iand.”

The strategies identified within the documents include:

To provide residential opportunitics in those areas, which can be readily and
cost effectively serviced:

Action:

- Fncourage rural residential and low density residential development in
Wentworth in order to stimulate some development in or around these
locations and safisfy market demand through the provision of low
density housing opportunities.

To protect high quality agricultural areas from intrusive residential

development:

Actions:

. Avoid the establishment of residential pockets/zones in  prime
horticultural areas.

Ll Discourage rural residential, low density residential and hobby farm

development in high quality agricultural areas.
. Promote urban consolidation inifiafives.
8.2  Mildura Transport Plan for Long Term Regional Development May, 2005

This report (prepared by GHD} was commissioned by the Mildura Rural City Council to
[provide a broad economic feasibility and cost benefit study following the outline given
in the Mildura Transport Sirategy Paper August 2004,

Mildura Rural City Council recently completed a major planning scheme amendment
(C 28}, which considered long term development of the Mildura City and surrounding
region, In part, the amendment considers the future of industry within the region and
in particular its relevance to freight and logistics. The amendment has effectively
opened the door for the creation of a major inter modal freight gate and industrial park
at Thurla.
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“Removal of the rail line from the central cify would have a significant economic,
environmental and social advantages. It would also allow the full implementation of
the Mildura Riverfront Masterplan opening up the city fo the river.

Rerouting the Sturt Highway around the cily on a reconfigured Meridian Road, with a
new bridge over the Murray River near Monak would provide further benefits and a
direct road connection to Thurla without transit via the city.

A northern rail connection from Yelta to the transcontinental line at Sayers Lake would
open up new compinations of freight paths, parficularly important in view of current
mineral sands mining by poth BeMax and Huka.”

Reference: GHD, Mildura Transport Plan, Long term Regional Development May 2005,
page 1.

Then strategy includes four key stages for the implementation, which avoids the
excessive intimal expenditure and allow a long term approach to be taken. If
progressed, stage 2 would be the continuation of the Sturt highway deviation from the
Calder Highway through to a new bridge over the Murray River and a connection to
the existing NSW section of the Sturt Highway.

This third river crossing proposed near Monak, would relieve pressure off the existing
George Chaffey Bridge in Mildura and would delay or negate the need to duplicate the
George Chaffey Bridge depending on the nature of the crossing construcied at Monak.

It is important for Wentworth Shire Council to continue the cooperative nature of this
project that has been fostered with Mildura Rural City Council since 2004 and monitor
the progress of the project to ensure any future planning studies are compatible with
the progress and outcomes of this strategy and take into account any development
opportunities that may arise. It would however be premature to consider rezoning land
with the Monak area at this fime, prior to any actions for the implementation of this
strategy.

See also sections 6.4 Economic Sustainability of the Mildura Horticultural Region Final
Report 24 March 2006 and 6.5 Murray Darling Water Management Action Plan.
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4, STUDY TASKS
4.1  Study tasks

The staging of this project was developed by segmenting tasks into three main stages as
follows:

Stage 1

1. Review of all relevant documentation pertaining to study process, including the
statutory controls, and the new LEP templale and a “A guide for councils west of
the Great Divide on preparing a rural residential strategies”.

2. Prepare a questionnaire and identify market preferences for rural residential lot
sizes and locations, and the projected amount of land to be taken up per annum.
This information will be gathered from local real estate agents, and developers,
and prospective proponents of land rezonings, tempered with information
resulting from land studies.

3. Identify how, to date, this type of housing has been facilitated in the past.

4, Assess impact of land titles. There will also need to be an assessment of how
native title, western lands, and irrigation leases affect the calculating of supply
of land.

5. Calculate the annual take up of lots for rural residential purposes over the past 5

years based on subdivision, excision, and construction certificate registers. This
will also involve the auditing of previous assessments to make reasonable
assumptions about the manner in which the market for rural residential lots has
been satisfied in the past.

6. Assess the future anticipated demand, based on historical take up rates and the
advise of the development and real estate community.

7. Assess the adequacy of the current supply of 1 (c) land based on its suitability
for development and the number of years supply it would provide.

8. Recommend whether additional land is required including the number of lots.

Stage 2 (Dependent on the outcomes of stage 1)

1. Ideuntify possible locations for the provision of additional 1 (c) land and assess
the merits of historic submissions made to Council for land rezoning and any

other submissions made to this study.

2. Consider locations in terms of infrastructure provision, protecting horticultural
land and other potential environmental impacts.

3. Recommend options for the provisions of additional zoned land in terms of
location, and preferred lot sizes.
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Stage 3 (Dependent on the oufcomes of stage 1 & 2)

Prepare a draft DCP, and other statutory revisions as necessary to incorporate the
recommendations into the new LEP.

4.2  Study Methodology

Council has come under increasing pressure over that last few years from proponents
secking to rezone their land to rural 1{c) for the purpose of subdividing into small lots.
Recent sales of rural residential lots within the Shire have proven to be successful with
almost 100% take up on recent developments.

Despite such success, the progress of rural residential subdivisions from a planning
perspective has occutred in an ad hoc, case by case scenario whereby the Council has
endeavoured to rezone land ‘as requested’ by the proponent.

Historically, Wentworth Shire has had difficulty in obtaining Section 65 certificates in
relation to requests to rezone land from general rural 1 (a) to rural small holdings 1 (c)
from the Department of Planning (formerly the Department of Infrastructure and
Natural Resources (DIPNR) and Department of Urban Affairs and Planning (DUAF),

Council has consistently been advised that a Shire wide study of rural restdential
development is crucial to the future environmental and social ‘health’ of the Shire.

“Before considering the merits or otherwise of proposed rezoning, Council and
DIPNR nced to be satisfied that the location of rural residential development in
this vicinity is consistent with an overall agreed approach fo rural residential
settlement across the Shire. This is a key Issue to be resolved before undertaking
any further specific environmental assessment of this proposed rezoning.

In terms of the assumed environmental and ecological values of the biosphere, it
15 essential that Council consider the proposed rezonming in the confext of a
wider areas based solufion that aims fo conserve these values.”

The timing of this study is therefore crucial for the process of developing a robust land
use strategy for the future development of the Shire and implementing the appropriate
frameworks within the new LEP.

Specifically, the methodologies used within the study are as follows:

" Desktop review of reports, studies, and files.
" Review and analysis of Council’s rates, building and planning records.
. Interviews with representative of industry sectors such as:
0 Real Estate agents, land developers, land surveyors.
o Wentworth Shire Councillors and staff.
o Existing local residents living on rural residential properties within the
Shire.
. Detailed analysis of land currently zoned rural residential via site inspections.

. Projected calculations of annual take up for the next ten years.
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5. DEMAND ANALYSIS
5.1 Shire Profile and Characteristics

The Shire of Wentworth comprises an area of 26,170 square kilometres and is
headquartered at the town of Wentworth, situaied at the junction of the Murray and
Darling Rivers.

The Shire has a population of approximately 7840 and has major centres in
Wentworth, Dareton, Buronga, Gol Gol and Pooncarie.

The economy of the Shire has historically been dominated by the significant grazing
holdings throughout the area with more intensive irrigation farming along the river
regions in the south now accounting for the major portion of the agricultural revenue
for the Shire. Furthermore, the development of the wine industry is becoming
increasingly important, this being demonstrated by the extensions to wineries within
the Shire. Private industries are also gaining strength with the advent of mineral sands
industry establishing in the area. The ability to attract appropriate industry is stymied
by confusion and concern over native title, which has stymied the ability to gain
suitable industrial land.

The economy has received a further boost in recent times from the film industry that
has been attracted to the Shire’s remoteness and 1solated appearance combined with it’s
proximity to the Victorian regional centre of Mildura.

The Shire is characterised by intense horticultural activities, tourism, and residential
areas scaftered along the Murray and Darling Rivers,

Tourism is emerging as a key economic factor within the Shire, especially as it is
associated with the Murray and Darling Rivers and including recreational activities and
the history of the area including the Licenced Clubs industry and the historic values of
the local buildings and streetscapes.

5.2  Population Growth and Characteristics

ABS Census data (2001) for the Wentworth Shire demonstrates a small decline during
the past decade. This trend is in line with the population of the rural sector of Mildura
Rural City (Part B Statistical Local Area) and also rural Australia in general. In contrast,
Mildura City, like other major regional centres, demonstrates a decade of population
growth.

The Bureau of Transport & Regional Economics Report for the Lower Murray Darling
(BTRE 2003) notes the population trends for the region as demonstrating an overall
population growth rate on the Victorian side of Sunraysia at 10.5% with a decline on
the NSW side (Wentworth Shire) of 2.6%.

Note that the BTRE figures differ slightly from the ABS 2001 Community Profile data
below that claims the total for the Shire at 7840 persons.

The estimated population for the Shire as at June 30, 2002 was 7 218 (ABS Cat. No.
32180) demonstrating a considerable increase. Another indication of population
growth is the number of new dwelling approvals in the Shire. These totaled 152
between January 2000 and June 2003, 108 of these in Buronga/Gol Gol areas.
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5.3  Building Approvals (2000 — 2005)

In order to ensure that this study is balanced and informed with factual evidence,
reference has been made to annual building and subdivision approvals over the last five
years

The data also gives important insights into the level of demand for rural residential
housing.

Table 1 provides such analysis

Number of Building approvals

Location of 2000 2001 2002 2005 2004 2005 TOTALS
building for the
approvals period
within the

Shire

Lots zoned 1 5 3 5 5 3 3 29
©

Lots less than 4 1 0 3 2 1 11
2ha and

zoned 1(a)

SUB TOTAL 9 4 5 8 10 4 40
Other - urban 21 25 20 25 40 25 156
Other - rural 0 0 0 0 0 O 0
TOTAL 30 29 25 33 80 29 196
APPROVALS

Source: Building and planning records at Wentworth Shire Council Offices. This only
includes approvals for new dwellings and relocated dwellings.

The data indicaies:

. 29 building applications were approved for lots on land zoned Rural 1 (¢} in the
five year period 2000-2005. This equates to just over 5 approvals per year and
14% of all building approvals in the Shire for that period.

. There were 12 building approvals issued for land less than Zha in the 1 (a} zone
between 2000 and 2005. This equates to 6% of all building approvals for the
Shire for that period.

. 20.4% of all building approvals were for ‘rural residential’ lots.
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5.4  Subdivision Approvals (2000 — 2005)

Number of new lots created

How lots 2000 2001 2002 2003 2004 2005 TOTALS
created for the
period
Subdivision 10 2 38 0 18 0 68

of land
zoned 1 (¢)
Subdivision 5 2 4 5 9 4 29
of land
zoned 1 (a)
‘farm
adjustment’
TOTAL NEW 15 4 42 5 27 4 97
LOTS
CREATED

Source: Wentworth Planning records from 2000 to 2005,

. 68 lots were created on land zoned Rural 1 (c) in the five year period 2000-
2005. This equates to just over 13 approvals per year and 70% of non-~urban
subdivisions in the Shire for that period.

When read together, the above two data sets reveal important information in relation to
demand for rural residential land:

. Whilst 70% of non urban approvals over the 5 year period were for rural
residential lots, over 50% (of the non urban approvals) were ‘“aken up’ as
follows:-

o) “Buniney Estate™: 10 lots created and developed. 100% ‘“take up’

0 “Riverbend Tstate”: 34 lots created and developed. Almost 100% %ake
up’.

C “Tranquil Waters”: 24 lots created.
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6. RURAL LIVING OPPORTUNITIES IN THE RURAL ZONE

In addition to the development of land zoned rural 1 (c), rural living opportunities have
historically been met through the creation and development of small lots (fess than
2ha) in the rural 1 (a) zone. These lots have been created through house lot excisions
under Council’s ‘farm adjustment’ clause within the LEP.

The future annual lot yield from small lot excisions in the rural zones needs to be
factored into the rural residential supply projections. The annual projected rate of
rural residential development opportunities in the rural zone will be influenced by the
position Council takes in the application of the farm adjustment clause, and Clause 16
(3) of the LEP as discussed below.

6.1 General comments in relation to subdivision in the rural zone.

Whilst not directly relevant to this study, it is worth noting that the Victorian Planning
system has recently undergone significant change in order to deal with the issue of
rural land use planning. A Rural Zones Reference Group was formulated to investigate
a range of challenges confronting Councils’ in the management of rural land use.

The following comments are interesting and serve to highlight similar 1ssues within
NSW rural land use.

“For generations farmers have subdivided land and fraded if either fo expand or
confract their farms depending on the circumstances. Farmers have also
subdivided land to provide a financial ‘collateral’ and carried out estate and
farm succession planning for the purposes of achieving an improved
agricultural outcome. The mere existence of subdivided land does not preclude
an agricultural outcome on rural land. Indeed, separate titles may assist some
rural investment fype schemes, such as vines and olives, fo succeed.

Subdivision only becomes a ‘problem’ when a residential use of the land is
proposed and the nature of the land use changes from agriculture fo residential
Landowner expectations change accordingly. .... the nexus befween subdivision
and housing needs to be broken. The presumption that there is an entitlement fo
a dwelling on each separate lot needs to be removed.

The challenge with any provisions that ‘schedule in’, minimum lot sizes is that the
interpretation of such provision has lead in some cases to a mindset that there is an
entitlement to a dwelling on a lot.

“There appears fo be a mindset in some areas that there is a right fo excise any
dwelling from a lot. ... The house is already there so what difference does a
subdivision make? Quife apart from potentially allowing serial dwellings and
therefore serial excisions as a result of approving a subdivision, it means thaf the
dwelling on the separate lof is now a tradable commodity, which was not the
case before the excision. The new lof can (and often does according to survey)
accommodate a rural lifestyle dweller who has very different expectations to
those of the farming community within which they have purchased. The ‘right
fo farm’ issue then rears its head because of conflicting expectations about
amenity versus farming.

Local planning policy has not been effeciive and the Tight fo subdivide’ attifude
still prevails. ... Most excisions are designed to deliver a ‘residential’ outcome,
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which is fundamentally in conflict with the ‘rural’ purposes of this zone. ....
there will be cases where excisions can and should be approved (especially fo
promote farm consolidation).”

John Keaney, Chair, Rural Zones Review Reference Group (Victoria)

The purpose of this study is not to address the very complex and contentious issues
around dwellings in rural zones but to highlight the way in which planning controls
have been ‘used’ to achieve small lot excisions. To a large extent, the ‘use’ of local
planning provisions are influenced by the administration of the policy by Council. In
other words, rural residential lots have been created in a de facto manner due to the use
by Council of Clause 16 (3) and 13 (6)(a). Council have done so, partly in response to
the very depressed nature of the wine, dried frutt and citrus industries, which is seeing
tarmers exit the industry with little or no capital (see 6.2).

6.2  Economic Sustainability Study of Mildura Horticulture Region Final Report 24
March 2006.

Wentworth Shire Council is concerned about the effect of the depressed wine, dried
fruit and citrus prices on the local economy and on the overall welfare of the individual
farmers and the community. The following is an extract from a recenily published
report on the issue, the Fconomic Sustainability Study of Mildura Horficulture Region
Final Report 24 March 2006,

“The Mildura Horticultural Region is currently suffering depressed wine, dried fruif
and cifrus prices.

Incomes in many businesses are expecited fo be down by more than 30% and the value
of production is expected to be down by around $117M for the Region. In extreme
cases, such as unconitracted wine grapes, incomes for some individuals could be down
by as much as 80% to 90%.

It is estimalted that 20% or 600 horticulturists are at risk and if the downturn is
sustained 600 job losses may occur off-farm as well,

Assistance 1s required fo enable hortficulturists fo adjust by:

Expanding fo achieve economnues of scale.

Adopting more efficient technology fo reduce costs; and this also requires

adeguate scale.

Where appropriate, adopting systems that improve yield (not usually for wine

grapes).

4. Adding value to existing product or moving to higher value products. (Not
usually for wine grape growers).

z. Froviding emergency financial relief to survive the exceptional conditions.

W NN

An industry forum held in Mildura on 22nd February developed themes that may
provide assistance In the future, as follows:

1. Short term Response Counselling/Debt Mediation/ Assistance.
2. Farm Exit and Expansion.
3. Regional Marketing Initiatives.
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4. Trade and Regulation.
5. Property Amalgamation/Subdivision.
a) Enable subdivision for lifestyle small properties so that small farmers can
retire and exit with equity.
b) $50,000 exit grant could be used to retitre debt and keep own home.
¢) Introduce a levy on housing developers to fund irrigation infrastructure
adjustment.
d) Lucerne/hobby farms will still be irrigation customers and need water
services.
e) Co-ordinated voice from region for planning legislation to be changed.
6. Water Issues.
7. New Enterprises/Alternative Crops.
8. Reducing Winegrape Supply.

As indicated in Section 6.1 Council have ‘allowed’ excisions as an immediate means of
assisting farmers, and Council supports any changes within the Local Environmental
Plan that may assist farmers in adjusting to their circumstances.

6.3  Murray Darling Water Management Action Flan

This plan is an action plan for the water use industries in the region comprising of a
10km strip north of the Murray from the Murrumbidgee River junction downstream to
lock 9, and a 5 km strip either side if the Darling from Menindee down to the
confluence with the Murray (excluding the irrigation districts serviced by Western
Murray Irrigation).

The water reform package developed by the Council of Australian Governments
(COAG) means that water trade 1s now a fact of life and the areas capable of sustaining
high value horticultural will expand.

The plan has identified approximately 24,000 hectares of land where changing use
from grazing, or dryland cropping, to irrigation would provide no apparent risk to
either environmental or cultural heritage values. Furthermore, it is estimated that the
economic benefits of 24,000 heclatres of additional irrigation will have a significant
benefit to the local economy, which has the potential to deliver $0.5 billion in extra
gross value of production in the Murray Darling Water Management Action Plan area.

The implementation of the recommended programs under the plan would deliver better
environmental, social and economic outcomes.

“our ability to support and enhance the economic well being of the irrigation
communities in the MDWMAP area depends on us having a good understanding of the
changes that are already in train. Equally, it depends on us understanding how we
currently do things, as well as understanding what our future options are. Only in this
way can we tdentify what we might achieve and how we might achieve i.

The reality of water trade has meant that the Mallee region has become a net importer
of water. Especially in light of the expansion of the wine indusiry, the Mallee offers
plenty of opportunity for water to be put to high value uses.
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7. DEMAND FORECASTS

There are no specified benchmarks or criteria established within any models or policies
within NSW planning for the amount of land that should be rezoned. Therefore, the
nature of the study and the issues identified should guide the recommendations for
future supply of rural residential land,

As strategic planning is an evolutionary function of Council and there are a number of
influences within the planning context that can alter the outcomes of local planning, it
is considered that three year reviews of any studies, strategies and plans are suitable to
ensure that suitable changes can be made effectively and efficiently.

Moreover, and more imporfantly, the market can be futile and change frequently and
quickly, resulting in the need for continued assessment and up date of planning
approaches to the zoning of land. This should also be tempered by the fact that the
market for rural residential land within the Wentworth Shire at present has been clear
with respect to location and size and ‘style’ of rural residential living,.

Another factor that is extremely important at the time of undertaking the study is the
need for Council to review and re write the Local Environmental Plan, Council is due
to complete its review of the current LEP by March 2009 and it is expected that the LEP
will continued to be reviewed every three to five years once the ‘new’ LEP is gazetted.

Based on all the above factors, 1t 15 considered a ten year supply is reasonable with a 3-
5 year review cycle.

In addition, the calculation should be based on existing vacant supply and annual
building approvals over the last five years and built in assumptions should be robust
and transparent.

Based on the documentary information contained in the above sections of this report,
there are two scenarios that have been considered and calculated.

Conservative Projection

If the sole indicator of future demand was based on the average number of building
approvals, issued per year for the last five years for rural residential lots, then 80 lots
would be required within the Shire over the next ten years (i.e. 8 dwellings per year x
ten years = 80 lots). This estimate however is considered too conservative. It does not
take into account an ongoing demand for particular types of rural residential
development such as river frontage and planned estates (as evidenced in Gol Gol).
Furthermore, it does not account for any demand that may be created by Council
opening up ‘new’ areas for development, or rationalising Council policies to ‘support’
development.

Likely Projection

It is reasonable to argue that the historical dwelling approval figures are an under
estimation of the actual market demand for the following reasons:

. Estate Agents do not keep actual records of enquiries for rural residential lots
and therefore there is no hard data to support the assertion that supply is not
meeting demand, however the anecdotal data should be factored in.
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° Council have not had clear policies for the development of rural residential land
(including inadequate section 94 contributions plans) and therefore land
developers have been deterred from developing such land. If Council renewed
and integrated a range of policies and updated their various contribution plans,
the promotion of development overall may be a way to encourage developers to
work within the Wentworth LGA.

7.1  Identification of constraints and opportunities

An integral component of the strategy has been fo identify the future needs of the Shire
whilst accommodating rural residential development in economically and ecologically
sustainable manner.

Whilst there are significant areas of potential land available for rural residential
development, it is not a renewable resource. In order for growth to be accommodated
in a sustainable fashion, it is necessary to identify the constraints to development and to
determine the highest and best use of developable land so that its economic potential is
realised within the limits of any environmental considerations. It should be recognised
however that market forces including land ownership would play an impottant role in
influencing the rate and location of development.

Council presently has no strategy to deal with rural residential development, and fand
presently zoned 1 (c) was permitted in somewhat of a policy vacuum. Not only does
this strategy recognise there are a number of physical faciors which limit the suitability
of land for rural residential development, it aims to take this approach further and to
identify those lands which are more suited to rural residential development.

The following constraints should be used to identify areas that may not be suitable for
rural residential areas:

are flood prone;

have native vegetation;

have potential to cater for industrial land uses;
high bush fire hazard arcas;

agricultural land,;

vineyards or orchards;

distant from an existing urban area.

NO U A RN

It is recognised however that some of the issues could be managed so that outcomes are
within acceptable limits.

7.2  Definition of Constraints

7.2.1 TFlooding

Flood prone land in the Weniworth Shire is based on the 1956 flood level. Based on
flood frequency analysis, the magnitude of the 1956 flood is generally considered to be
equivalent to a 100 year occurrence (1% AEP) event in the Murray River downstream
of its confluence with the Wakool River (GHD et al, 19586a).

At the time of writing, Council is preparing a flood study extending downstream from
Gol Gol on the Murray River and downstream from Pomona on the Darling River in
response to development pressures in and around Wentworth and the Curlwaa
Irrigation area. This study supplements any existing flood studies and is developed in
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accordance with the process outlined in the NSW Governments Floodplain
Development Manual (2005).

Furthermore, Council must consider Ministerial Direction G25 under Section 117 of
the EPA Act 1979.

7.2.2  Land Capability

Land capability mapping is based on the Department of Natural Resources land
capability classification system. (Published 1988).

7.2.3  Agricultural suitability

Department of Primary Industries recommends that a range of agricultural land be
retained to ensure long term viability of a range of agricultural activities. The
agricultural suitability index is based on the following:

Classl1: Prime arable land

Class 2: High Quality Arable land

Class 3: Some cultivation/pasture lands;

Class 4: Unsuitable for cultivation/poor grazing; and
Class b: Unsuitable for agriculture.

7.24  Aboriginal Archaeology

Although there has been no separate assessment of the archaeological constraints, of
the sites nominated for further investigation, Council is not aware of any constraints. Tt
is recommended that archacological investigations be undertaken in conjunction with
the preparation of development applications and/or rezoning applications.

7.2.6  Ecological Assessment

Native vegetation communities remain a significant issue for this study. Pursuant to the
Native Vegetation Act 2003, rural residential areas are not defined as exclusions for the
purpose of complying with the Act. This poses a constraint for areas identified as
having potential for rural residential, but are covered with Native Vegetation. The key
issue relates to the need for offsets.

Detailed ecological assessments will be required in conjunction with detailed future
rezoning applications.

7.3 Lot Sizes

With respect to the issue of lot size, there was a unanimous view that whilst Council
has historically set 5000m? as a minimum lot size for a ‘small rural lot’, it is considered
this is too large, and 4000m? is a size which 1s more appropriate.

7.3.1 Servicing Requirements

Servicing requirements are of importance in considering the additional service
provision and infrastructure required of Council in the short and long term to facilitate
this style of living,
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8. DEVELOPMENT STRATEGY

This chapter outlines the proposed rural residential strategy including the prioritising
of candidate areas having regard to predicted demand for rural residential lots.

8.1 Approach

The rural residenhal strategy aims to provide for the co-ordinated development and
planning of rural residential development whilst maintaining ceriain minimum service
requirements.

This strategy will influence the development of land within the Wentworth Shire and
therefore to ensure the objectives of the straiegy are achieved a consistent approach to

assessing proposals is required.

In preparing the strategy, consideration has been given to:

. The views and considerations of key stakeholders including the community,
development industry, government agencies and Council.

. Expressions of interest from landholders.

. Existing patterns of rural residential development.

. History of subdivision and development of all forms of rural residential lots.
. Assessment of demand for all types of rural residential development.

» Assessment of suitable land which meets minimum requirements.

. A review of current statutory controls.

. Ensuring adequate provision of suitable land to satisty potential demand.

8.2  Strategy Outline
8.2.1 Principles

To guide the development strategy the following principles should be encouraged:

. Rural residential development on small allotments should be provided with a
good quality water supply and the staging of the provision of this service should
determine the sequencing of developing additional areas.

. More intensive development (min 4000m?) will also need minimum standards
for servicing.

. Development should be encouraged as close as possible to existing urban areas
in order to minimise the cost of providing essential services, reduce travel time
and costs to improve accessibility to community services for residents.
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. A balance should be achieved between setting land aside for future urban
development and land for future rural residential development on the basis that
a 10 years supptly of land should be identified.

. Land that is identified as potentially suitable for future urban development
should not be developed for rural residential purposes as future re subdivision
would be difficult to achieve; and

. Rural residential development should be undertaken in an environmentally
sensitive manner, having regard to the principles of ecologically sustainable
development.

8.2.1 Candidate area selecHon process:
Candidate arcas have been selected based on the following selection criteria:

1. provision and availability of Council services;

2. access to transport corridors, for the purpose of access to employment;
shopping, or services,

3. candidate areas to be located within close proximity to existing rural residential
developments;

4. access by sealed roads;

5. consideration of adjoining land uses;

6. consideration of land use constraints such as flooding, productive agricultural
land, land suitability, native vegetation etc.;

7. future potential residential development areas not being sterilised by rural
residential development; and

8. freehold land.

8.2.3 Candidate area identification

Council (in consultation with various stakeholders) has identified three ‘new’ areas as
having potential for rural residential development.

Council proposes to ‘convert’ any land currently zoned 1(c) Rural Small Holdings to
Large Lot Residential. The ‘converston’ does not unfairly inflate the ability to rezone
‘new’ land. Council has considered that 21.96ha of land (of the 110.62ha available)
under the 1{c) Rural Small Holdings Zone is available for development in the short
term.

it is recognised that market forces play a key role in the development of land, (which is
why a regular review of the strategy is necessary} however the overall purpose of this
strategy is to provide a sound basis for the logical development of land and the
provision of appropriate services.

it should be noted however that further investigations and studies will be required prior
to any rezoning of land (and subsequent lodgement of development applications).

8.24 Staging

The strategy acknowledges that the staging of development needs to occur, to provide a
logical order to development whilst recognising that needs change over time. 1t also
further acknowledges flexibility will be required to ensure that adequalte stock of land
is available to suit market demand. To assist in the process, the candidate areas have
been arranged as follows:









West Road,
Buronga

Area No.4

Sturt nghway, o éver
Gol Gol 200ha
Area No. 12

Bonnie Doon Road, 117ha
Monak
Area No. 16
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The agricultural value of this land has been
severely diminished due fo Council’s liberal
policy in relation fo dwelling entitlements.
Whilst this in itself is not a reason to rezone
land, the results are irreversible. The primary
limiting factors for this area are servicing and
flooding. The Buronga West area is outside
current servicing catchments for sewer and has
been identified in Councils flood study and
mapping as being wholly within the floodplain
of the Murray River. The Ministerial Direction
G25 under the EP& A Act 1979 has two main
implications: that is that changes in land use
must be considered in more detail as well as the
designation of areas identified as flood hazard
areas.

It is recommended that at the completion of
Council’s Floodplain Management Study and
Plan, the land use within the Buronga West area
can be reviewed in terms of appropriately
zoning any floodway or arcas of high hazard
and also consider what options for rural lifestyle
may be available within this area. This area is
not suitable for residential and/or industrial
development and due to the limits of servicing
should not be provided with reticulated
sewerage.

Council has been supplied with a sketch plan for
a large scale rural residential development. 1t is
a proposal that is overly ambitious for the short
to medium term of the Shire’s development.

Council should continue to liase closely with
Mildura Rural City Council and the Sunraysia
Mallee Economic Development Board to monitor
the progress of the implementation of the
Mildura Transport Strategy. The strategy adopts
a long term approach to the implementation of
the recommendations and should inform any
future planning studies that are undertaken by
Wentworth Shire Council. It is important that
any consequeniial impacts for  future
development within the Monak areas as result of
the strategy (l.e. the construction of a bridge) are
closely monifored and considered by Wentworth
Shire Council. It would be premature fo
consider rezoning land in this area at this time,



8.2.5 Conclusion

The overall planning objective for this strategy is to provide a long term framework for
the land use and development decision making, which reflects the needs and
expectation of the current and future communities win the region.

It takes account of historical development including the location and status of
development within the existing areas, the impact of constraints on development and
the need to balance development opportunities across the Shire. As indicated, further,
more detailed assessments will need to take place to prior to any development
oCCurring.
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RECOMMENDED CHANGES TO THE EXISTING STATUTORY PROVISIONS.

Issues for further consideration

A number of issues have been taken into account in considering the changes to the
existing LEP, predominantly that this study is conducted as a precursor to the
implementation of a new LEP.

1.

9.2

The one zone made available under the LEP Tempilate is the Large Lot Residential
Zone, found within the suite of residential zones. It has been discussed at page
9.

In order to reflect demand, it is recommended that a minimum lot size of
4000m? be set as a determinant for a low density site with the strict provisions
that minimum standards must be adhered to ensure that social and
environmental standards are maintained.

Introduce strict mintmum servicing requirements as part of this strategy. A DCP
or other appropriate planning policy to be developed to ensure minimum
standards are met in all applications for rural residential development.

The potential candidate areas identified in Section 7.3.2 as having potential for
rural residential development should be prioritised as part of this strategy.

This strategy should be reviewed on a regular basis to ensure it is implemented
consistently and it remains relevant and appropriate to the ongoing strategic
work within the Shire.

It is recommended that the strategy be reviewed every three to five years and
should include an examination of the supply demand and take up rates.
Furthermore there may be scope to re assess the candidate areas following the
three/five year review where adjoining properiies are able to demonsirate that
they can achieve the objectives of the strategy.

Recommendation for Council resolution

Based on the findings of this review, it is recommended that Council adopt the
following resolutions:

That:~

1.

The following land, being an area of 113.07 hectares, shown below as “a,b,c,d &
e” be classified short term and below as “f” be classified medium term and
identified for “site investigation.”

33.75 hectares at River Road, Mourquong identified as 11 in this report
32.77 hectares at Gol Gol identified as 8 & 9 in this report.

25 hectares of river front at Wentworth identified as 8 in this report.
3.37 hectares of land at Sheoak Lane Wentworth identified as 3 in this
report.

3.19 hectares in Kingfisher Road and Gol Gol North Road as identified as
5 in this report.

f. 15 hectares of riverfront at Wentworth identified as 10 in this report.

aooe

®
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2, Council rezone existing rural residential 1 (c) land to Large Lot Residential as
follows:
. 4.2ha River Road, Mourquong
) 11.74ha Boeill Creek Road, Mourquong
. 34.67ha Gol Gol North
. 151.1ha Sturt Highway Gol Gol
. 11.6ha Trentham Cliffs
. 21.3ha Dareton
. 27.91ha Coomealla
. 89.34ha Curlwaa
3. To facilttate the planned and managed growth of rural residential development

in the Shire, Council resolve to undertake the following additional amendment
to the Local Environmental Plan

4, Council determine that a Draft Local Environmental Plan for the area contained
within the Rural Residential Strategy be made and authorise a notification to be
submitted to the Director-General in accordance with Section 54 of the
Environmental Planning and Assessment Act 1979.

10. MONITORING AND REVIEW
10.1 Process requirements

In order to ensure the strategy remains up o date and relevant to changing conditions,
a review of this strategy is required. Inputs should continue to be sought from all
stakeholders.

10.2 Council commifment

Council must continue to make firm commitments to reviewing this strategy in
accordance with an agreed process, and undertaken at regular intervals or sooner if
there are indications that factors affecting development which were not identified
earlier and may adversely influence the direction of implementation.

10.3 Timing

It is recommended that the strategy be reviewed every three years to coincide with
other budgeting and admunistration requirements. In the intervening period, Council
must regularly monitor development within the areas defined by this strategy and if
necessary, bring forward any scheduled review.

11. IMPLEMENTATION FLAN

This chapter includes the outline of the procedures to be followed when preparing and
assessing applications for rezoning land to enable rural residential subdiviston.

11.1 Initial amendment to the Wentworth LEP 1993.

The initial process for implementing the strategy will be an amendment to the
Wentworth Local Environmental Plan 1993 to;
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. Apply the Large Lot Residential Zone to existing land currently zoned Rural 1
(c).

11.2 Development Control Plan

It is a recommendation as part of this strategy that Council prepare a DCP
(Development Control Plan) for rural residential development (*Sce nofe below).

The DCP will become a statutory requirement of the LEP and will be prepared by both
Council and land developers. The DCP will need to be endorsed by Council and will
assist to guide development within the areas identified for rezoning,

NOTE: *Recent changes to the Environmental Planning and Asscssment Act infroduce,
amongst other things, new requirements with respect to Development Control
Plans (DCP). Essentially, 2 DCP can apply to a site, a precinct or the whole LGA,
but Council must only have onc DCP per sife.

11.3 Rezoning applications

There are strict siatuiory requirements outlined by the Environmental Planning and
Assessment Act 1979 and Regulation, which Council must adhere to when zoning land.

Rezoning applications will be considered in line with this strategy. Council will
consider applications outlined in this strategy. If Council supports the rezoning
proposal, a draft Local Environmental Plan will be prepared by Council accordingly.

In asscssing proposals, Council is required to determine what level of assessment is
required. If an environmental study is required, Council will prepare a project brief,
after consulting with NSW Planning. The brief will outline the issues to be examined
and the scope of studies required. It is the responsibility of the landowner/applicant to
meet the costs of the study, however, in accordance with the Act, the study must be
independent.

If an environmental study is not required, the applicant/landowner will be required to
lodge a rezoning submission addressing all the relevant issues. Council will provide
advice on what issues are required to be addressed including, but not limited to:

Ability to meet the objectives of the strategy.

Geotechnical assessment.

Land capability/ suitability.

Erosion and salinity issues.

Flora & fauna assessment.

Biodiversity and ecological assessment and conservation of native vegetation.
Bushfire hazard.

Aboriginal heritage.

Potential impacts on/or nearby properties and mifigation measures.
Water supply.

Effluent disposal.

Concept lot yields and layout.

Suitable treatment of riparian corridors.
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12.  FINANCIAL CONSIDERATIONS

This chapter outlines the financial implications to further development of rural
residential land and the available mechanisms for cost recovery.

12.1 Development Costs

The provision of facilities and services to rural residential estates is heavily subsidised at
the expense of other ratepayers and service providers because generally, servicing costs
are higher, the more distant a development is from the existing services in combination
with the larger lot sizes. The calculation is relative to the distance travelled and the
number and density of customers being served.

Any future rural residential land therefore should be subject to a cost recovery program
developed by the Shire.

Council is currently undertaking a Section 94 Developer Contributions Background
Paper for Buronga Gol Gol which will lead to a Section 94 Plan.

It is recommended that Council consider the impact of rural residential development
during the Plan making stage (io include the entire LGA) to levy appropriate
contributions for rural residential development.

A breakdown of the associated costs to Local Government and subsidies relating to rural
residential development and the options for recovery of costs and services and facilities
is provided below.

12.2 Roads

Rural residential developments are typically located on rural roads at some distance
from the closest urban centre. These roads are utilised by the residents travelling to
urban centres for employment, schools or services. School buses often traverse these
areas twice daily. The roads will therefore need continual upgrading and maintenance,
which can be a cost burden to Council.

Generally, developers of new rural residential development are required to pay for
initial upgrading of the road pavement along their frontage however contfinued
maintenance of the roads is paid for from general funds. Developers are rarely asked to
pay for the upgrading of distributor roads and bridges because they do not have direct
frontage. As a cost per ratepayer, continued maintenance of rural roads is heavily
subsidised.

It has been estimated that the cost of providing sealed roads to rural residential
subdivisions and ongoing road maintenance costs may be six times greater for rural
residential lots than for typical urban lots (DUAP, 1995).

Council is able to levy contributions pursuant to Section 94 of the Environmental
Planning and Assessment Act 1979 for the upgrading of roads identified as being
directly affected by a development through increased traffic flows. This may include
the upgrading of specific intersections or bridges.

12.3 Community Facilities and Services
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The dispersed setilement pattern of rural residential development is more difficult and
costly to service than the more centralised urban pattern. This is mainly due to the
increased travel costs associated with servicing dispersed populations, and sometimes a
duplication of services.

Again, Section 94 contributions can be used to recover costs associated with the
provision of community services and facilities.

12.4 Sewerage and Water Supply

Similarly with urban development, if reficulated water and sewerage is supplied to a
subdivision by Council, it is able o recover the full costs of internal reticulation plus a
proportional contrition towards external works and headworks.

12.5 Effluent Disposal Systems

Most rural residential developments are not able to connect to existing sewerage
schemes and require on site sewage management systems to service dwellings. Within
the Wentworth Shire LGA, there are approximately 1500 on site sewage management
systems. These systems have the potential to cause adverse environmental impacts it
not operating correctly and it is therefore important for Council to ensure that these
systems are managed to protect community amenity, the environment and public
health.

Council regulates the installation and operation of on site sewerage management
systems under the Local Government Act 1993. Regulations under the Act specify
performance standards and require Council’s to supervise thc operation of on site
sewerage management systems. It is expected that Council will conduct annual audits
on at least 10% of systems across the Shire.

Council is required to develop an on site sewage management strategy in consultation
with the community. The strategy should set out the community’s objectives for on site
sewerage management and Council arrangements for monitoring sewage pollution and
the provision of assistance to landowners for the safe operation of their systems.

Wentworth Shire does not currently have an on site sewerage management strategy
and as part of this strategy, it is important for Council fo elevate this issue, in order to
cater for future development in all areas, particularly rural residential as they often
include environmentally sensitive areas.

It is strongly recommended that Council include as part of this strategy, a commitment
to proceed to prepare an on site sewerage management sirategy.

12.6 Bushfire Services

The Rural Fire Service provides bushfire fighting facilities and equipment to local
volunteer bushfire brigades servicing the LGA. Council is able to levy contributions
under the provision of the Environmental FPlanning and Assessment Act 1979 for the
provision of additional facilities and equipment.
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12.7 Community Title Development

Community fitle development tend to provide a higher proportion of internal facilities
and services than conventional rural residential development and therefore Section 94
Contributions may not be required for the full range of facilities and services. The off
site impacts of the development however, such as pressure on focal roads, should still
be considered and contributions charged accordingly.

13.  COST RECOVERY PROGRAM

A cost recovery program should be implemented to ensure, as far as practical, that the
cost to Council of providing services and facilities to rural residential development will
be recovered. This program includes:

. Review of Council’s Section 94 Contributions Plan for rural residential
development to ensure that contributions can be levied in accordance with
Council’s LGA wide section 94 Contributions Plan. Conltributions for the
provision of roads, community facilities, bush fire services, and open space
would be applicable to rural residential development.

® The levying of contributions for the provision of water and sewerage services
where they are required as a condition of development consent, in accordance
with Council’s Section 64 Development Servicing Plan; and

. The levying of fees in respect of applications for approval 1o operate, renewal of
approvals to operate and inspections of on site sewerage management systems
under Section 68 of the Local Government Act 1993.
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Rural Residential Development Summary
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Area Area Area Area Potentially | Area unlikely Urder vine or Unattractive for | Area suitable Land Cleared/vacant
Currently | Developed remaining for to be citrus or other 1 (c) or other for or abandoned (ha)
Zoned 1 (.2 houses future developad in horticultural, constraint development in
() constructed) | development the short to use {ha) the short to
(ha} {ha) medium term medium term
{ha} {ha}
Area 1 21.3 21.3 7.7 7.7 13.61 Crown land 7.7
DARETON Low sait bush, etc
Area 2
27.91 5.11 22.8 22.8 22.8 228
COOMEALLA crown land Crown land. Low
no river salt bush etc.
views
Area 3
CURLWAA 89.34 89.34 26.8 26.8 26.3 16ha
Servicing Cleared vines
Area 4 1
BURONGA GOL 151.1 90.89 56.63 34.67 13.27 21.96
GOL
Area §
TRENTHAM 11.6 11.6 11.6 11.08
CLIFFS Servicing
Area B 2
MOURQUONG | 1601 16.01 16.01 16.01 16.01
Servicing
Area 317.26 206.64 141.54 119.58 42.89 76.67 21.96 46.5
MNote: 1. Coungii has recently issued consent for two development applications for 22 and 23 lots respectively comprising approximately 24 hectares.

This is not inciuded in the 21,96 hectares.

2. There is an existing parmit for the subdivision of the land into 24 iots






