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Part 1 - Introduction 
 

1.0 Overview 
 
The land to which this planning proposal relates has been prepared on behalf of I.K. 
& L.G. Roberts, the Roberts Superannuation Fund and the Roberts Family 
Superannuation Fund by Danson and Blaby Pty. Ltd. Consulting Land Surveyors and 
Development Planners of Mildura.  
 
The land is located approximately 2 kms north-east of Gol Gol and is situated beside 
Gol Gol (Moon Tongue) Creek and other parts of land that form part of the Wilga 
Road development area.  
 
The subject land is located adjacent to existing large lot residential estates in 
Modikerr Way in DP 1103697 and DP 1201838 -18 lots greater than 5,000 m2 and 
on northern side of Moontongue Drive in DP 1184258 and DP 1204878 - 22 lots 
greater than 5000 m2.  
 
On the southern side of Moontongue Drive, DP 1222312 has been registered for 8 
lots greater than 3,000 m2, and the two additional stages planned are Stage 2 – 34 
lots greater than 3,000 m2, and Stage 3 – 40 lots greater than 3,000 m2. 
 
This amended planning proposal is then, consistent with the relevant State 
Environmental Planning Policies and is consistent or justifiably inconsistent with the 
relevant Section 117 Ministerial Directions. 
 
The Gol Gol Creek Estate that is the subject of this Planning Proposal is located to 
the north and north-east of the existing Estate and it is proposed to subdivide this 
land to provide 53 low density residential allotments.  
 
The subject land is zoned RU1 Primary Production under the provisions of the 
Wentworth Local Environmental Plan 2011. (See Figure 1).  
 
In consideration of this additional report, research has been undertaken into the 
detail of the Planning Team Report dated 10th February 2014, the detail of the Panel 
Recommendation dated 18th June 2014 and the letter issued by the Department on 
15th July 2014 that described the shortcomings of the original planning proposal. 
 
The reports are attached to the planning proposal report as Attachments D, E and 
F.  
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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.  
 

1.1 Key Benefit of the Proposal 
 

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

 contribute 53 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…..”.  
 

 provide waterfront access to 11 new dwellings that are the last riverfront lots 
that are available in the Wentworth Shire Council low density residential 
areas. 
 
 

Subject Site 
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1.3 Site Location and Context 
 
The site is located about 2 kms north-east of the Gol Gol Township and is on the 
eastern side of the Gol Gol Creek. The land is irregular in shape with an area of 
20.03 ha. in two different titles.  
 
The land is developed for horticultural purposes with a dwelling on each of the titles 
and out-buildings for the storage of farm equipment and farm products are on each 
of the titles. The dwelling on Lot 56 is not a habitable dwelling whilst the dwelling on 
Lot 73 is habitable. 
 
An aerial view of the sites is shown in Figure 2. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 
 

The folio descriptions are as to Lot 56 in DP 756946 and Lot 73 in DP 756946 as 
shown in Figure 3 below. 
 
 
 
 



DANSON AND BLABY PTY. LTD. 
 

177 WALNUT AVENUE, MILDURA VIC. 3500 
 

A.C.N. 159 022 661   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 

 

 

 

P a g e  | 6 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3 
 
 

1.4 Land Use and Zoning 
 

As shown in Figure 4, the site is shown as a brown colour and this means that it is 
shown as A1 and is zoned RU1 under the provisions of Wentworth Local 
Environment Plan (LEP), and this is the zone supporting rural and agricultural 
practices. 
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Figure 4 
 

1.5 Site Characteristics 
 
The properties are within an irrigation district growing horticultural and viticultural 
products and are 9.51 ha. (Lot 56) and 10.52 ha. (Lot 73) respectively. Property 
sizes within the irrigation districts are too small for dry land operations, and 
agricultural land of this size are predominantly used for irrigation purposes. 
 
The source of irrigation water that is provided to each of the properties is from the 
Murray River into the Gol Gol Creek where it is managed by the Gol Gol Creek 
Grower’s Association Inc. who ensure that the water quality and quantity is managed 
to meet the irrigation and domestic use requirements of its members. 
 
Lot 73 has been in the hands of the Roberts family since 1957 and is planted to wine 
grapes. The plantings are a mixture of Gourdo and Shiraz grapes that are 
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approximately 46 years old. The property is watered by under vine drip irrigation – a 
state of the art watering method that provides the most control over water 
management where a precise amount of water can be provided to each vine. 
 
Lot 56, in contrast, is a considerably older holding with plantings being predominantly 
sultanas (dried fruit) that are more than 70 years old, near the end of their productive 
life and have effectively been abandoned with some citrus on the land that is only a 
few years old.  
 
This property is watered by furrow irrigation – an irrigation system where small 
channels run through the vineyard providing irrigation and that can only be controlled 
slightly by the operator as the amount of water that each vine received was sporadic. 
 
The property requires significant capital investment to provide under vine irrigation 
infrastructure and additional pumping facilities before any investment is even made 
into other fruit varieties that could be planted on the land. 
 
The two titles have water entitlements that comprise NSW Murray High Security 
access allocations and these allocations are 110 ML (Lot 56) and 156 ML (Lot 73) 
respectively and the expectation is that they will be delivered at 97% for the 2017 – 
18 irrigation seasons.  
 

1.6 Topography and Geology 

Gol Gol is situated on flat land without hills or mountains on the northern bank of the 
Murray River and to the north and east of the town are a lake - Lake Gol Gol and a 
major swamp area - Gol Gol Swamp.  

While the land along the river and irrigation channels is fertile, much of the land to 
the north of Gol Gol is also dry, saline and semi-arid. The land is within the Murray 
Darling Depression Bioregion which lies in the southwest corner of NSW and 
extends into Victoria and South Australia. 

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 Ivanhoe, just near the tip of the Riverina Bioregion, being the major 
settlement aside from Manilla, Emmdale and other pastoral stations in the bioregion.  
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The landscape is characterised by dune fields, sand plains and undulating plains of 
brown calcareous soils. There is very little structured drainage but numerous lakes, 
swamps and depressions are present, some of which are driven by saline 
groundwater. 

The Darling River and streams in the Riverina have cut through the sands and 
constructed numerous overflow lakes and the abandoned channels and basins of the 
Willandra Lakes complex. Saline ground waters have formed salt basins in many 
places where the sand plain or dune topography intersects the water table. 

All lakes and swamps have well-formed lunettes on their eastern margins that record 
evidence of climate change and human occupation. A few bedrock ridges rise above 
the sand plains as isolated ranges. 

The soils on the subject land are typical of the general profiles of the region and 
include red, brown and yellow sands that occur with more clayey materials in the 
swales. On sand plains the soil tends to be heavier with brown loamy profiles. 

1.7 Flood Prone Land 
 

The field survey undertaken to support this application shows the proposed sites 
under the 100 year ARI flood event RL 39.85 metres (AHD) with depths varying from 
approximately 0.80 metres to 0.20 metres. (See Attachment A). 
 
In consideration of the Flood Planning Area within the scheme, the subject land is 
able to be identified on Council's LEP Flood Mapping and it does have frontage to 
Gol Gol Creek.  
 
In considering the image of the Wentworth LEP Flood Planning Area Map River 
Front Building Line Map – Sheet CL1_004G, the flood planning area is clearly 
shown. 
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Figure 5 
 
The land was identified as being below the 1:100 year flood level because of a radial 
arm gate regulator that had been installed under the Sturt Highway that can be 
closed when required at the time of high water flood times, just as it can be opened 
for water to access Lake Gol Gol for environment purposes.  
 
The photos below show the regulator and structure from both the Mildura River side 
and the Gol Gol Creek side. The photographs are part of a series of photos from the 
Victorian State Rivers and Water Supply Commission and were accessed through 
the State Library of Victoria Archive. The photographs were created between April 
1952 and May 1954. 
 

(Accession No. rwp/a48.1058 Image Nos: rw013565 and 13566). 
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Murray River Side 
 

 
North of Sturt Highway 
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The Gol Gol Creek is classified as a “ regulated stream” by the Department of 
Primary Industries (DPI) - Office of Water. (All streams below dams are classified as 
such). The Gol Gol Creek is fitted with a Radial Arm Gate to control water flows to 
irrigators and for supply to Gol Gol Wetlands and the structure is fitted as a part of 
the Sturt Highway.  
 
The regulation of “stream” occurs through the following regulation: 
 
“Water Sharing Plan for the New South Wales Murray and Lower Darling 
Regulated  Rivers Water Sources  2016 
 

1.8 Vegetation 

There is no natural vegetation on the subject land as both of the subject lots have 
been planted to viticulture and horticultural fruits. 

1.9 Surrounding Development 
 
To the south of the subject land there is an existing horticultural holding and other 
horticultural holdings that have been converted into residential estate areas. 
 
 A more detailed assessment of the Gol Gol developments is provided in Section 
However, the Modikerr Estate development (DP 1103697) was registered on 21st 
October 2006, whilst the first stage of other holdings of the Roberts Family (DP 
1184258) was registered on 3rd May 2013. 
 
To the north and north–west of the site on the opposite side of Gol Gol Creek are 
other horticultural holdings and further north are predominantly Western Lands 
grazing leases. Whilst immediately to the east of the subject land are Western Lands 
grazing leases.  
 
To the north-east of the subject site is the Gol Gol Swamp that forms part of the Gol 
Gol wetlands a large fresh water system in conjunction with Lake Gol Gol.  
The lake is about 3.6 kms north of the subject land and is 494 ha in extent. Prior to 
development, the Gol Gol wetlands would have received floodwaters from the 
Murray River via Gol Gol Creek.  
 
Since the 1950s, a number of flow control structures have been installed along Gol 
Gol Creek. These structures have been provided because of significant Government 
funding allowing the connection of the wetlands to the Murray River in times of high 
water. 
 
At Gol Gol Swamp, a local community group representing state and local stake 
holders has been working for five years to rehabilitate the wetlands. Their work has 
shown that the nearby Mildura Weir pool is causing the gradual salinisation of the 
wetlands and the decline of black box and lignum trees on the fringe of the swamp.  
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The groundwater – almost as salty as sea water – is within two metres of the bed of 
the swamp. That is - close enough to be drawn closer to the surface each time the 
wetland is flooded. The current strategy is to keep floods out of the wetlands to avoid 
exacerbating the salt problem.  
 
The long-term health of the wetlands is still marginal. The Gol Gol Swamp has a clay 
floors, and in recent years, evidence of more salinity has been by grey cracking clays 
and the appearance of blue bush and salt bush on the lake floor.  
 
In 1990, the southern lobe of the wetland was flooded for experimental purposes, 
however, the last significant flooding of Lake Gol Gol occurred during the 2011 – 
2012 high water events where the Lake was filled to 35% capacity. 
 
Gol Gol Swamp is zoned E3 Environmental Management and its objectives include 
protecting, managing and restoring areas with special ecological values and 
providing a limited range of development that does not affect these values. 
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Part 2 - Objectives or Intended Outcomes 
 

2.1 Objectives 
 

The application seeks to rezone the subject land identified in Figure 3 as being 
suitable for Rural Residential land, from an RU1 – Primary Production Zone where 
the current minimum lot size shown as AI is 10,000 hectares to an R5 Large Lot 
Residential Zone under the Wentworth LEP 2011.  
 
The purpose of the rezoning is to enable the subdivision of the land pursuant to 
Clause 4.1 of the Wentworth LEP 2011 by amending the land to R5 zone and on the 
Lot Size Map to be shown as W which allows a minimum lot size of 3,000 m2. 
 
The objectives of the planning proposal are to: 
 

 Rezone Lots 56 and 73 in DP 756946 to R5 - Large Lot Residential Zone. 
 

 Map the land proposed to be rezoned R5 on the minimum lot size map under 
the Wentworth LEP 2011 as W – 3,000 m2. 
 

 Provide land stocks to meet the demand for dwelling houses in rural localities. 
 

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

 Develop the land in a manner that recognises the constraints and 
opportunities of the site. 
 

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

 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 B is a plan showing the conceptual lot and road layout for the 
proposed rezoning area and identifies a total of 53 lots in sizes from 3,000 m2. 
 

2.2 Outcomes  
 
The outcomes for this planning proposal will be to enable the land to be subdivided 
and developed for Low Density Residential purposes into minimum 3,000 m2 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 Y – 3,000 m2 although it is not the minimum lot size mapping of the 
LEP. 
 
The planning proposal seeks to rezone Lots 56 and 73 in DP 756946 to R5 - Large 
Lot Residential Zone in the manner shown on the plan in Attachment B as detailed 
below: 
 

 rezone 20.03 ha. to R5 – Large Lot Residential (Land Zoning Map - Sheet 
LZN_004G). 

 the land proposed to be rezoned R5 to be mapped as W – 3,000 m2 on the 
minimum lot sizes map (Lot Size Map – Sheet LSZ_004G). 
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Part 4 – Justification 
 

4.1 Need for the planning proposal. 
 

4.1.1 Is the planning proposal a result of any strategic study or report? 
 
The planning proposal is not the subject of any strategic plan or report although 
Council resolved to prepare an amendment to the Wentworth LEP 1993 to allow for 
an urban land release at Buronga - Gol Gol on 26th January 2006 (Amendment 26).  
 
In the process of the new Department requirements, Council also resolved to 
prepare a new Local Environment Plan in the Standard format on 16th May 2007. 
 
On 16th July 2008, the Department agreed for Wentworth Shire Council to merge the 
Local Environment Plan Amendment 26 (Buronga - Gol Gol) and the new principal 
Local Environment Plan.  
 
The support for the re-zoning of the Buronga - Gol Gol area finalised the outcomes 
of 10 years of land use planning that had been undertaken in the area. 
 
The need for the planning proposal has arisen as a result of the processes 
associated with the implementation of the Wentworth Shire Council Local 
Environment Plan (LEP) (2011).  
 
The moderate low density residential lifestyle outcome sought by this Planning 
Proposal and the densities that are proposed reflect the proposed development 
pattern on the adjacent land. 
 

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 R5 
Large Lot Residential and proposed change in minimum lot size to 3000 m2 is 
considered to be the best means of achieving the relevant objectives and intended 
outcomes outlined in Part 1. 
 

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 is consistent with the aims and actions of the Draft Far West Regional Plan 
that became available for submission in December 2016. 

The Draft Far West Regional Plan has three goals for the region: 

 A diverse economy with efficient transport and infrastructure networks.  
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 An exceptional and distinctive natural environment.  

 Strong and connected communities. 

The benefits will result from the Wentworth local government area having increased 
ties with other communities along the Murray River, including Mildura in Victoria.  

Well-designed housing is meeting the needs of communities, including the Aboriginal 
community, the ageing population, singles, families, low-income households, and 
seasonal and itinerant workers. 

Directions 21 to 24 describe the net community benefit that will occur from the 
development proposal 

Direction 21 – Increase housing choice 

 Over time, demand will increase for both new and more varied housing and all 
residents require housing to suit their specific needs. New housing will be 
designed on all sites to cope with temperature extremes, heavy rainfall, 
drought, bushfires and flooding.  

 In addition building design that incorporates passive solar access, water-
efficient features and thermal qualities will contribute to lower energy costs 
and a more comfortable lifestyle. 

 This planning application will provide the direction for the guidelines to be 
developed for regional areas to ensure that housing is conveniently located, 
economical and sensitive to a changing climate. 

 It is recognised that many towns and villages can support extra housing in 
already serviced areas such as the Gol Gol village area that is near the 
planning proposal area and will allow for the best use of existing 
infrastructure. 

 The two Department of Planning and Environment initiatives to simplify and 
streamline the approval pathways for residential and other types of 
development in regional areas include the investigation of the potential to 
develop low-rise medium density housing as complying developments in 
areas where this type of housing is already permissible under council's local 
plan - development that has included extensively in the Gol Gol region. 

 The second initiative for the investigation of simplifying complying and exempt 
development controls via a new Inland Code for local government areas west 
of the Great Dividing Range. 
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Direction 22 - Improve the availability of affordable housing and worker 
accommodation options 

 The cost of housing needs to be affordable to enable low-income households 
to enter the housing market and the Government can help councils to improve 
the availability of affordable housing by  expanding the range of model 
provisions that promote or require the inclusion of affordable housing in 
developments.  

 Providing additional development incentives and reduced contributions, or 
using other mechanisms that may boost construction of secondary dwellings 
as alternative affordable housing. 

Direction 23 - Manage rural residential development 

 The demand for rural residential development is driven by a desire for a semi-
rural lifestyle, and a larger block of land than is generally available in urban 
areas. Demand for low density residential living is higher in areas close to 
waterways, such as the Murray and Darling rivers.  

 The cumulative impact of inappropriate low density residential development 
can impact on the viability of current and future agricultural activities. 
Managing this type of development will become increasingly important as the 
regional economy diversifies and as development pressure for this type of 
housing increases.  

 When not located appropriately, low density residential development can 
create conflicts with other land uses such as agriculture or mining. It can 
result in the loss or alienation of agricultural lands, contribute to social 
isolation, increase the demand and cost for services, facilities and 
infrastructure, and harm the environment. 

 Clause 23.3 examined the location of new rural residential areas and they 
were to ensure that they were in close proximity to existing urban settlements 
to maximise the efficient use of existing infrastructure and services, including 
roads, water, sewer and waste services, and social and community 
infrastructure.  

 The new low density residential areas were to avoid and minimise the 
potential for land use conflicts with productive, zoned agricultural land and 
natural resources and to avoid areas of high environmental, cultural and 
heritage significance, important agricultural land or areas affected by natural 
hazards. 

 This planning proposal has ensured that all matters have been adequately 
considered and addressed the issues that have been raised. 
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Direction 24 - Create healthy built environments 

 Good urban design can add to the community's cultural, economic and 
physical wellbeing by creating safe, healthy and socially inclusive places that 
meet the different needs of children, young people, families, singles, people 
with a disability and seniors.  

 This planning application has ensured that in redeveloping town centres, 
design and environmental considerations have been incorporated into the 
decision-making process and have included considerations such as 
pedestrian movement, vegetation and infrastructure for public spaces.  

 In the redevelopment process, Council needs to promote water sensitive 
urban design techniques to improve water use planning and supply, and water 
security and that wastewater can be re-used on parks, gardens and reserves.   

As such, it is considered that this proposal is consistent, or where relevant, justifiably 
inconsistent with agreed State directions including State Environmental Planning 
Policies and Section 117 Ministerial Directions.  
 
This assessment confirms that the Planning Proposal has an overall net community 
benefit.  
 
4.2 Relationship to Strategic Planning Framework 
 

4.2.1 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 Draft Far West Regional Plan (December 2016), recognised settlements like 
Buronga Gol Gol as the likely focus of future dwelling growth of dwelling growth in 
the Lower Murray sub-region.  
 
Whilst the strategy does not state the specific areas for infrastructure within the area, 
it ensures that the area has sufficient capacity to deal with growth. And new areas in 
the area needed to be planned carefully to avoid flood liable areas and sensitive 
locations close to the River.  
 
Accordingly, the Planning Proposal is consistent with the aims and actions of the 
Draft Fast West Regional Plan (December 2016). 
 

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

 

The Wentworth Region Community Strategic Plan (2012 – 2022) (Wentworth Plan) is 
Council’s local Community Strategic Plan.  
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The Wentworth Plan contains a number of outcomes sought under three principal 
visions. 
 
Strategic actions listed under each vision of this Plan are designed to contribute 
towards bringing that vision to life. 
 
The Wentworth Plan includes as a strategic action under the vision “We want to be a 
vibrant, growing and thriving community” and the theme “Improved population growth 
and residential expansion”, the following: 
 
“Support population growth, resident attraction and retention.” 
 
Under the vision “We want to strengthen the natural and built environment”, and the 
theme “Improve our built urban environment”, the following: 
 
“Encourage residential housing options that meet the needs of all community  
sectors …….” 
 
The Planning Proposal is primarily aimed at facilitating a change in land use zoning 
and a reduction in the minimum lot size that reflects existing land development 
patterns, climatic conditions and economic pressures that have resulted in a 
declining agricultural land base.  
 
The Planning Proposal does however contribute towards achieving the 
abovementioned strategic action by providing more appropriate housing densities in 
a rural context in the form of low density residential lifestyle lots. 
 

4.2.3 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. 14 – Coastal Wetlands 
 

Not Applicable 

 
SEPP No. 19 - Bush land in Urban Areas 
 

Not applicable 
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State Environmental Planning Policies (cont.) 
 

 
Comment 

 
SEPP No. 21 – Caravan Parks 
 

Not Applicable 

 
SEPP No. 30 - Intensive Agriculture 
 

Not applicable 

 
SEPP No. 33 - Hazardous and Offensive 
Development 
 

Not applicable 

 
SEPP No. 36 - Manufactured Home Estates 
 

Not applicable 

 
SEPP No. 44 - Koala Habitat Protection 
 

 

Consistent. The area 
does not currently 

support koalas. 
 

 
SEPP No. 47 – Moore Park Showground 
 

Not applicable 

 
SEPP No. 50 - Canal Estate Development 
 

Not applicable 

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

Not applicable 

 
SEPP No. 55 - Remediation of Land 
 

 

Consistent. No known 
contamination exists on 

site. 
 

 
SEPP No. 60 – Exempt and Complying 
Developments Code 2008 
 

 

Not applicable 
 

 
SEPP No. 62 - Sustainable Aquaculture 
 

 
Not applicable 

 
SEPP No. 64 - Advertising and Signage 
 

 
Not applicable 
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State Environmental Planning Policies (cont.) 
 

 
Comment 

 
SEPP No. 65 - Design Quality of Residential Flat 
Development 
 

 
Not applicable 

 
SEPP No. 70 – Affordable Housing (Revised 
Schemes) 
 

 
Not applicable 

 
SEPP No. 71 – Coastal Protection 
 

 
Not applicable 

 
SEPP (Kurnell Peninsula) 1989 

 
Not applicable. 

 
 
SEPP (Building Sustainability Index: BASIX) 2004 
 

 
Consistent. BASIX is 
able to be complied 

with at the D.A. Stage 
 

 
SEPP (Housing for Seniors or People with a 
Disability) 2004 
 

 
Not applicable. 

 

 
SEPP (State Significant Precincts) 2005 
 

 
Not applicable 

 
SEPP (Sydney Region Growth Centres) 2006 
 

 
Not applicable 

 
SEPP (Miscellaneous Consent Provisions) 2007 
 

 
Not applicable 

 
SEPP (Kosciuszko National Park – Alpine 
Resorts) 2007 
 

 
Not applicable 

 
SEPP (Infrastructure) 2007 
 

 
Not applicable 

 
SEPP (Rural Lands) 2008 
 

 
Consistent. Refer 
comments below 
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State Environmental Planning Policies (cont.) 
 

 
Comment 

 
SEPP (Exempt and Complying Development 
Codes) 2008 
 

 
Not applicable 

 
SEPP (Affordable Rental Housing) 2009 
 

 
Not applicable 

 
SEPP (Western Sydney Employment Area) 2009 
 

 
Not applicable 

 
SEPP (Western Sydney Parklands) 2009 
 

 
Not applicable 

 
SEPP (Urban Renewal) 2010 
 

 
Not applicable 

 
SEPP (Sydney Drinking Water Catchment) 2011 
 

Not applicable 

 
SEPP (State and Regional Development) 2011 
 

Not applicable 

 
SEPP (Three Ports) 2013 
 

Not applicable 

 
SEPP (Integration and Appeals) 2016 
 

Not applicable 

  
State Environmental Planning Policy (Rural Lands) 2008 
 
The land is subject to SEPP (Rural Lands) 2008 and the aim of the policy is to 
facilitate the orderly and economic use and development of rural lands for rural and 
related purposes. In particular Clauses 7 and 8 contain a number of rural subdivision 
principles and matters to be considered in determining applications for rural 
subdivision and rural dwellings. 
 
Part 2 Rural Planning Principles 
 
Clause 7   Rural Planning Principles 
 
The Rural Planning Principles are as follows: 
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a) The promotion and protection of opportunities for current and potential 

productive and sustainable economic activities in rural areas.  
 

b) Recognition of the importance of rural lands and agriculture and the changing 
nature of agriculture and of trends, demands and issues in agriculture in the 
area, region or State.  
 

c) Recognition of the significance of rural land uses to the State and rural 
communities, including the social and economic benefits of rural land use and 
development.  
 

d) In planning for rural lands, to balance the social, economic and environmental 
interests of the community.  
 

e) The identification and protection of natural resources, having regard to 
maintaining biodiversity, the protection of native vegetation, the importance of 
water resources and avoiding constrained land.  
 

f) The provision of opportunities for rural lifestyle, settlement and housing that 
contribute to the social and economic welfare of rural communities.  
 

g) The consideration of impacts on services and infrastructure and appropriate 
location when providing for rural housing. E 
 

h) Ensuring consistency with any applicable regional strategy of the Department 
of Planning or any applicable local strategy endorsed by the Director-General. 
 

Part 3 Rural subdivisions and dwellings 
 
8   Rural Subdivision Principles 
 
The Rural Subdivision Principles are as follows: 
 

a) The minimisation of rural land fragmentation.  
 

b) The minimisation of rural land use conflicts, particularly between residential 
land uses and other rural land uses.  
 

c) The consideration of the nature of existing agricultural holdings and the 
existing and planned future supply of low density residential land when 
considering lot sizes for rural lands.  
 

d) The consideration of the natural and physical constraints and opportunities of 
land.  
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e) Ensuring that planning for dwelling opportunities takes account of those 
constraints. 

 
And it is considered that other Clauses – 9 (Rural subdivision for agricultural 
purposes), 10 (Matters to be considered in determining development applications for 
rural subdivisions or rural dwellings), 11 (Amendment of concessional lot provisions), 
12 (Objects of Part) and 13 (State significant agricultural land) have no relevance to 
the planning proposal. 
 
The planning proposal addresses the rural planning principles as follows: 
 

 The planning proposal is consistent with the Rural Planning Principles and 
rural subdivision principles and identifies land that is adjacent to the existing 
large lot residential land that would minimise the fragmentation of agricultural 
land and also serve to minimise potential land use conflicts. The area does 
not contain State Significant agricultural land and is not located within an area 
of regional farming significance.  
 

 The whole of the proposal area was suitable for on-site effluent disposal and 
is free of woody vegetation and this then achieves an appropriate balance 
between social, environment and economic interest of the community by 
providing opportunities for additional housing choices within an area that is 
not adversely affected by any significant restraints.  
 

 The subject site is near existing community infrastructure and services at Gol 
Gol and the large centres in the Mildura (Victoria) area are readily accessible 
by road and public transport twice daily from a daily bus service to Mildura. 
School bus services also operate to Coomealla High School, Gol Gol Primary 
School, Mildura Secondary College, Mildura Senior College and St. Josephs 
College daily to and from Gol Gol region.  
 

 The proposal provides for large lot residential rural lifestyle opportunity which 
in the short to long term that will benefit the township of Gol Gol. 
 

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

Section 117 of the Act enables the Minister to issue directions regarding the content 
of Local Environment Plans (LEP) and planning proposals that amend the LEP and 
the content of the proposal must achieve or give effect to particular principles, aims, 
objectives or policies set out in those directions and it must be technically competent 
and include an assessment of the likely impacts of the proposal. 

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. 
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Direction 1.2 Rural Zones 

The land that is the subject of the planning proposal was not specifically identified in 
any planning studies or Council's Strategies as being suitable for rural-residential 
living purposes, however, the Planning Proposal does not detract from the aims or 
objectives of this direction and as described, Council resolved to prepare an 
amendment to the Wentworth LEP 1993 to allow for an urban land release at 
Buronga - Gol Gol. 

In 2008 the Department agreed for Wentworth Shire Council to merge the 
amendment with the Local Environment Plan (LEP), and the support for the re-
zoning of the Buronga - Gol Gol area finalised the outcomes of 10 years of land use 
planning that had been undertaken in the area.  

This then is considered to be generally consistent with the Rural Planning Principles 
of SEPP (Rural Lands).  

It is noted that Clause 4(b) does not apply, however, an increase in densities is 
sought to be created on the subject land. The Proposal will better reflect surrounding 
landholdings (existing development patterns), response to climate change, declining 
Terms of Trade, and anecdotal evidence that suggests that the lands that are the 
subject of this application will require significant capital contributions for irrigation 
infrastructure and for new plantings on the lands. 
 
Direction 1.5 Rural Lands 

The land that is the subject of the planning proposal was not specifically identified in 
any of the Council’s studies as being a candidate for low density residential living 
purposes, however, the rezoning of the 20.03 ha. parcels  of RU1 land to R5 is 
considered to be  consistent with the Rural Planning Principles of SEPP (Rural 
Lands) 2008 because: 

(a) The current use of the land for grazing is neither productive nor economically 
sustainable.  

(b) The proposal will have minimal impact on agriculture in the area.  

(c) The existing rural use of the land is of minor significance.  

(d) The proposal will provide a good balance between the social, economic and 
environmental interests of the community as 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  

(e) The proposal avoids constrained areas and provides for the protection and 
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ongoing management of land with important ecological values.  

(f) The proposal provides additional rural lifestyle opportunities in a locality where 
this is already the predominant land use area and where active low density 
residential communities are present.  

(g) The proposal makes use of existing infrastructure and will have minimal 
demands for services because of its location, and  

As such, the planning proposal is consistent with a low density residential strategic 
planning document and with the provisions of Direction 1.5, although the Planning 
Proposal could be considered to be inconsistent with the aims of the protection of the 
agricultural production value of rural land, however it is consistent in that it will 
facilitate orderly and economic development of rural lands.  
 
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 Gol Gol 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.  
 
The addition of the 53 allotments in the planning proposal will broaden the available 
housing choice within the Shire.  
 
An analytical review of the R5 land within the Gol Gol area is shown below and the 
creation of additional land for residential purposes is considered to be a quite 
responsible strategic provision of the subject land for R5 purposes. 
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In the Gol Gol area there have been six Rural Residential estates utilising the 
provisions of the minimum lot sizes (MLS) and the provisions of the R5 zone. As 
such, the table below is produced for analysis of the development of land within the 
area.  

Locality Plan 

Details 

Plan 
Registration 

Date 

MLI Lot 

Sizes 

Total 

Lots 

Unsold 

Lots 

River Bend Estate 

Roads - Riverview 

Rise, 

Knights  Way and 

The Cobb and Co. 

Way 

DP 865438 29/1/1997 >5000 m2 15 0 

DP 883066 5/2/1999 >5000 m2 11 0 

DP 1004261 17/8/1999 >5000 m2 1 0 

DP 1014355 13/6/2000 >5000 m2 1 0 

DP 1014746 13/6/2000 >5000 m2 2 0 

DP 1022967 8/2/2001 >5000 m2 1 0 

DP 1025499 10/5/2001 >5000 m2 25 0 

DP 1071309 6/8/2004 >5000 m2 1 0 

DP 1071972 14/9/2004 >5000 m2 10 0 

Panuccio Rise 
Estate 

Roads – Panuccio 
Rise, Murray Street 

and Wilga Road 
South 

DP 1060701 20/1/2003 >5000 m2 10 0 

DP 1167396 5/9/2011 >5000 m2 23 0 

Allens Estate 

Roads – Allen Court 
and Alderton Close 

DP 867591 28/5/1997 >5000 m2 4 0 

DP 1004939 23/9/1999 >5000 m2 9 0 

Modikerr Way 
Estate 

Roads – Modikerr 
Way 

DP 1103697 31/10/2006 >5000 m2 18 0 
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Locality Plan 

Details 

Plan 
Registration 

Date 

MLI Lot 

Sizes 

Total 

Lots 

Unsold 

Lots 

Moontongue Drive 
Estate 

Roads – 
Moontongue Drive 
and Wilga Road 

DP 1184258 3/5/2013 >5000 m2 5 0 

DP 1204878 6/2/2015 >5000 m2 17 0 

Gol Gol Heights 
Estate 

Moontongue Drive DP 1222312 21/7/2016 >3000 m2 8 0 

Stage 2 >3000 m2 36 36 

Stage 3 >3000 m2 40 40 

TOTALS 237 76 

The first of the subdivisions that was registered was in 1997 – 20 years ago and 
since that date, 161 lots have been sold, and the only ones that are not sold are the 
Stage 2 and 3 lands in the Gol Gol Heights estate. The development determination 
has been issued for the Stage 2 development and works are currently underway with 
the plan registration potentially to occur during 2017. 

That is, 161 lots have been created and sold that have the full servicing 
requirements of a low density residential estate and are within 3 kms of the centre of 
the Gol Gol town. The subject land is less than 2.5 kms from the centre of the Gol 
Gol town and within the servicing areas of the Gol Gol district. 

As such, the analytical information that is provided indicates the supply of land is a 
necessity in the Gol Gol East area. 

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 

The planning proposal is consistent with this Direction as, under the Local Planning 
provisions provided by the Department and the stated objectives of Direction 3.4 
Item (3), the direction applies when a relevant planning authority prepares a planning 
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proposal that will create, alter or remove a zone or a provision relating to urban land, 
including land zoned for residential, business, industrial, village or tourist purposes. 

In this planning proposal, even though the intention of the application is to seek a 
rezoning to Rural Residential and compliance with the specific provisions of the 
Direction are not required, as there is a bus service that operates twice daily 
between Gol Gol and Mildura and school bus services operate daily to Coomealla 
High School, Gol Gol Primary School, Mildura Secondary College, Mildura Senior 
College and St. Joseph’s College from the Gol Gol region. 

It is considered that the site has sufficient capacity to provide access to transport for 
residents within the existing road network. The site is adjacent to existing large lot 
rural-residential development and associated infrastructure and the land is in close 
proximity to existing community facilities and services in Gol Gol including the public 
transport. 

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 subject land is able to be identified on Council's LEP Flood Mapping and it does 
have frontage to Gol Gol Creek.  

In considering the image of the Wentworth LEP Flood Planning Area Map River 
Front Building Line Map – Sheet CL1_004G, the flood planning area is clearly shown 
(see below).  

The land is identified as being below the 1:100 year flood level and the flood stream 
is monitored and a radial arm gate regulator had been installed under the Sturt 
Highway could be opened or closed when required and that there were issues of 
liability and the operation of the gate during periods of flooding emergency. 

The Gol Gol Creek is classified as a “ regulated stream” by the Department of 
Primary Industries (DPI) - Office of Water. (All streams below dams are classified as 
such). The Gol Gol Creek is fitted with a Radial Arm Gate to control water flows to 
irrigators and for supply to Gol Gol Wetlands and the structure is fitted as a part of 
the Sturt Highway. 
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Wentworth LEP Flood Planning Area Gol Gol 

The regulation of “stream” occurs through the following regulation: 

“Water Sharing Plan for the New South Wales Murray and Lower Darling 
Regulated  Rivers Water Sources  2016 

The current version is dated 6th January 2017 to date and Appendix 1 states as 
follows: 

Appendix 1 Rivers and lakes in the regulated river orders 

Note. Under the Act regulated rivers are defined by an order made by the Minister. 

This appendix lists the rivers and the lakes that were in the orders at the 
commencement of this Plan and the appendix is provided for informational purposes 
only.  

The legally binding version of the regulated river orders is published in the NSW 
Government Gazette. As at the commencement of this Plan the Regulated River 
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Order for the NSW Murray Regulated Rivers Water Source was found in NSW 
Government Gazette No. 19 on 15 February 2012 at page 417.  

As at the commencement of this Plan the Regulated River Order for the Lower 
Darling Water Source was found in the NSW Government Gazette No. 110 on 1 July 
2004 at page 5500. 

(1) As at the commencement of this Plan, the New South Wales Murray
Regulated Rivers Water Source includes but is not limited to:

| 
| 
| 

(r) Gol Gol Channel, the unnamed watercourse known locally as Gol Gol
Channel, commencing at a point where Gol Gol Creek enters Gol Gol Swamp
downstream to its point of termination with the southern section of Lot 16,
Parish Gol Gol, County of  Wentworth.

(s) Gol Gol Creek, Parish of Gol Gol, County of Wentworth.

(t) Gol Gol North Creek, Parish of Gol Gol, County of  Wentworth.”
|
|
|

This information was supplied by the local officers of the NSW Office of Water. 
At the Gol Gol Creek it is an asset of DPI - Office of Water and is controlled and 
maintained by them in conjunction with Water NSW.  In the event of a Murray River 
flood or other flooding emergency, there does NOT have to be a release of water 
and factually, the Wentworth Shire Council do not have any control over this 
structure. 

Whilst the planning proposal could be considered to be inconsistent with the 
direction, which states that a planning proposal must not rezone land within a flood 
planning area from a rural zone to a residential zone, the references to the Local 
Planning provisions provided by the Department and the stated objectives of 
Direction 4.3 Item (5), this planning proposal is seeking to rezone land to a Low 
Density Residential Zone and this is not described as being prohibited in this section. 

Certainly, parts of the lots that are being created are under the 1:100 year flood area, 
however, Council have always permitted development of the lots provided that 
housing development is at certain heights above that level. Exactly the same 
considerations can be made with the lots that are being developed. 
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Direction 6.1 Approval and Referral Requirements 

The Proposal is consistent as 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. 

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 cleared land that has been utilised for horticultural purposes for 
many years and there are no critical habitats, threatened species or vegetation on 
the land. 

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? 

Environmental Issues 

The subject land is not known to be significantly affected by any other environmental 
issues including natural hazards such as flooding, land slip, bushfire and the like, as 
well as not being located within the vicinity of a heritage item. 

Furthermore, the outcomes sought by the Planning Proposal are not likely to 
exacerbate any other existing environmental issues. 

Site Suitability 

Having regard to the characteristics of the site and its location, the proposed 
rezoning is considered appropriate in that: 
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 The size, dimensions and location of the site (adjacent to an existing
proposed low density residential development and in proximity to the Gol Gol
Town Centre) are appropriate for the accommodation of the proposal;

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

 The proposed access arrangements are satisfactory; and

 The proposed uses and density is compatible with the pattern of surrounding
development;

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

Land Capability Assessment State Environmental Planning Policy (SEPP) No. 55 - 
Remediation of Land 

The State Policy introduced state-wide planning controls for the remediation of 
contaminated land. The policy states that land must not be developed if it is 
unsuitable for a proposed use because it is contaminated. If the land is unsuitable, 
remediation must take place before the land is developed. The policy makes 
remediation permissible across the State, defines when consent is required, requires 
all remediation to comply with standards, ensures land is investigated if 
contamination is suspected, and requires councils to be notified of all remediation 
proposals.  

The subject land has been tested against the minimum requirements for 
accreditation by the N.S.W. Department of Health for septic tanks and collection 
wells used in the treatment and/or collection of domestic sewage primarily from 
single dwellings. 

The planning proposal includes the Land Capability Assessment prepared by 
Gallasch and Associates who are qualified Civil and Building Engineers in the 
Mildura region.  

In the work undertaken by Gallasch and Associates, work was undertaken to 
investigate the minimum accreditation guidelines for domestic Effluent Disposal in 
NSW and was based on NSW Health Department Septic Tanks and Collection Well.  

In consideration of the work that was undertaken for the determination, no reference 
is made to agricultural/horticultural land as requiring additional investigation. 

Mr. Gallasch undertook investigation of excavated soils and indicated in his report 
that they were a weakly structured loam soil, and as such he adopted the Soil 
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Category 3 details that recommended indicative permeability of 0.5 – 1.5 m/day and 
a conservative Design Loading Rate of 10 mm/day – quite acceptable designs in the 
horticultural districts with extensive experience here that it was an acceptable guide 
for evapotranspiration absorption trench designs. 

The soil classification determined was Sandy Loam and the long term absorption 
rate varied from 11.3 litres /m2/day to 18.4 litres/m2/day. 

The trench lengths varied from 36 to 59 metres and the recommendation was that lot 
owners should: 

“Adopt three trenches of 25 m length each x 1.00 m width for Base Are of 75 m2 as 
required and Disposal area of 29 m x 11m = 319 m2 for 2 m clear between and all 
around”. 

(See Gallasch and Associates Report dated 8th October 2013 - Attachment C) 

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 Gol Gol. 

The provision of large Low Density 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. 

The outcomes sought by the Planning Proposal are not likely to exacerbate any 
social and economic effects currently affecting the subject land. 

4.4 State and Commonwealth interests. 

4.4.1 Is there adequate public infrastructure for the planning proposal? 

The planning proposal involves a rural-residential subdivision of 53 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. 
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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. 

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: 

 in a newspaper that circulates in the area affected by the planning proposal;

 on the web-site of the Wentworth Shire Council, and

 in writing to adjoining landowners.

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

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

 The gateway determination; and

 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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ATTACHMENT A 

Contour Survey of Subject Land 
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ATTACHMENT B 

Proposed Subdivision of the Subject Land 
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ATTACHMENT C 

See Report by Gallasch and Associates 
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ATTACHMENT D 

Planning Team Report dated 13th February 2014 
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ATTACHMENT E 
 

Panel Recommendation dated 18th June 2014 
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ATTACHMENT F 
 

Department letter issued on 15th July 2014 that described the  
shortcomings of the original planning proposal. 
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