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RP-2 PLANNING PROPOSAL LEP20/0005 TO AMEND ZONING AND 
INCREASE MINIMUM LOT SIZE APPLYING TO LANDS AT 
CARTWRIGHTS HILL AND BYRNES ROAD 

Author: Tristan Kell   
Director:  Michael Keys 
           

 

Summary: In order to support the ongoing operation and success of the 
strategically important Wagga Wagga Special Activation Precinct, 
it is proposed to amend the provisions of the Wagga Wagga Local 
Environmental Plan 2010 to prevent further intensification of 
residential use on lands in the southern periphery of the Special 
Activation Precinct. 

 

 

Recommendation 

That Council: 

a support amendment to the Wagga Wagga Local Environmental Plan 2010 as it 
applies to lands at Cartwrights Hill and Byrnes Rd (as reflected in Figures 1, 3 
and 4): 

i rezone subject lands from R5 Large Lot Residential and RU4 Primary 
Production Small Lots to the RU6 Rural Transition. 

ii change the minimum lot size variously applying to the same lands from 1 Ha 
and 2 Ha to 200 Ha. 

b submit Planning Proposal LEP20/0005 to the Department of Planning and 
Environment for Gateway Determination. 

c receive a further report addressing submissions received during public exhibition 
and detailing the response to the conditions of the Gateway Determination. 

 

 

Planning Proposal details 

Intended planning 
proposal: 

Council is the proponent of a planning proposal (LEP20/0005) 
to rezone lands located at Cartwrights Hill from R5 Large Lot 
Residential and RU4 Primary Production Small Lots zones to 
RU6 Rural Transition zone.  

Authorised by: Regional Activation Directorate, Wagga Wagga City Council 
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Executive Summary 

The Cartwrights Hill and Byrnes Road areas to the north of Wagga Wagga feature 
small clusters of residential properties. These clusters are immediately south-west and 
south of Bomen Industrial Precinct. The areas consist of small to medium rural lifestyle 
holdings, comprised of properties that range in size between <1 Ha and 20 Ha. Byrnes 
Rd is another cluster of rural residential holdings, which vary from 2ha to 20ha 
(illustrated in Figure 1). 
 

 
 
Figure 1 – Subject land area for the Planning Proposal 

 
These areas are predominantly rural in the landscape character. The land is relatively 
flat with gentle undulation and clusters of vegetation around dwellings. The homes 
within the area were generally constructed prior to 1980 and the area itself was 
established before 1950. These areas are illustrated in Figure 1. The figures also 
illustrate the proximity of these areas to the Wagga Wagga Special Activation Precinct 
(Figure 2). 
 
The Wagga Wagga Special Activation Precinct (seen at Figure 2), is located 8 
kilometres north of the Wagga Wagga CBD at Bomen. The Special Activation Precinct 
(SAP) will leverage Wagga Wagga’s strategic location, its economic health and skilled 
workforce to establish a thriving centre for economic activity, investment and 
innovation. A key employment centre for the Riverina region, the Precinct will capitalise 
upon catalyst opportunities associated with Inland Rail. It will attract industries that 
specialise in agri-business or resource-related advanced manufacturing and 
packaging, taking advantage of close proximity and ready access to national freight 
and logistics networks to provide employment growth that supports the region’s 
economic development. 
 



Report submitted to the Ordinary Meeting of Council on 27 July 2020 RP-2 

 

Ordinary Meeting of Council - 27 July 2020 Page 20 

 
Figure 2 – Wagga Wagga Special Activation Precinct 

 
Land use conflict occurs when sensitive receptors such as residential development are 
impacted by noise and odour emissions generated by industrial activity. It is proposed 
to mitigate future land use conflict at the periphery of the Wagga Wagga SAP by 
preventing further intensification of residential development within the Cartwright’s Hill 
or Byrnes Road areas.  
 
Consideration must be given to the implications of future character of the Cartwrights 
Hill and Byrnes Road areas for development within the Wagga Wagga SAP at Bomen. 
Current planning controls for the Cartwrights Hill and Byrnes Road areas are not 
consistent with the vision and long-term strategic benefits to be obtained for Wagga 
Wagga and the Riverina region within the SAP, including expansion of existing 
industrial activities and businesses. 
 
It is proposed to rezone these two areas to the RU6 Rural Transition zone. This would 
inform the strategic intent for these areas in future planning matters. In conjunction 
with amendments to the minimum lot size this removes the potential for intensification 
of residential development leading to additional land use conflict.  
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The ongoing operation and success of the Wagga Wagga SAP is of critical strategic 
importance for the City and its overall population. For this reason, the planning 
proposal will amend LEP provisions to prevent further intensification of residential land 
uses and exacerbated land use conflict in these areas. This will be achieved through: 
 

• Preventing any additional subdivision to create additional dwelling entitlements. 
 

• Ensuring that development of secondary dwellings or dual occupancies will not 
be permissible on the subject lots. 

 
The amendment to the LEP would maintain the rural landscape character of these 
small residential clusters and prevent further intensification of development in the area. 
This strikes a balance of allowing existing residents to remain in the area, whilst 
preventing further intensification of residential and rural living at these locations. 

Proposed Changes to Wagga Wagga Local Environmental Plan 2010 

The proposed outcome will be achieved by:  

• Rezoning two separate areas, located at Cartwrights Hill and Byrnes Road 
respectively, that both adjoin the existing industrial area and proposed Wagga 
Wagga SAP. These areas will be rezoned from R5 – Large Lot Residential and 
RU4 – Primary Production Small Lots respectively to RU6 – Transition. 
Secondary dwellings are not permissible in the RU6 – Transition zone (refer to 
Figure 3). 

• Increasing the minimum lot size within these same areas from 1ha and 2ha to 
200ha (refer to figure 4). 

• The Principal Development Standard that limits the erection of dwelling houses 
and dual occupancies on land in certain residential, rural and environmental 
protection zones (under clause 4.2A of the Wagga Wagga LEP 2010) would be 
temporally maintained for the land subject to this proposed amendment through 
savings and transition provisions. 
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Figure 3 – Existing and proposed Land Zoning Map 

 

Figure 4 – Existing and proposed Minimum Lot Size Map 
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Land use permissibility changes 

Although the change in zoning will restrict / prohibit new development of certain uses 
(such as secondary dwellings and tourist and visitor accommodation), existing 
development will continue to be allowed to remain, even if it is not a listed permitted 
use under the RU6 – Transition Land Use Table. 

A list of the changes to permissibility of land uses within the R5 and RU4-zoned lands 
is provided below. Some notable changes include: 

Current RU4 zoned land 

• Extensive agriculture will become permitted without consent (currently consent 
is required). 

• Industrial retail outlets and depots will become permitted with consent (currently 
prohibited). 

• Dual occupancies, group homes, secondary dwellings, bed and breakfast 
accommodation, farm stay accommodation, cellar door premises, hardware and 
building supplies, markets, plant nurseries and rural supplies will become 
prohibited (currently permitted with consent). 

Current R5 zoned land 

• Extensive agriculture will become permitted without consent (currently 
prohibited). 

• Intensive plant agriculture, animal boarding facilities, farm buildings, forestry, 
veterinary hospitals and depots will become permitted with consent (currently 
prohibited). 

• Boarding houses, dual occupancies, group homes, hostels, some forms of 
tourist and visitor accommodation such as bed and breakfast accommodation, 
hardware and building supplies, rural supplies, neighbourhood shops, timber 
yards and vehicle sales or hire premises will become prohibited (currently 
permitted with consent). 

Zone RU6   Transition 

1   Objectives of zone 

• To protect and maintain land that provides a transition between rural and other 
land uses of varying intensities or environmental sensitivities. 
 

• To minimise conflict between land uses within this zone and land uses within 
adjoining zones. 

2   Permitted without consent 

Environmental protection works; Extensive agriculture; Home businesses; Home 
occupations; Roads 
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3   Permitted with consent 

Dwelling houses; Home industries; Oyster aquaculture; Tank-based aquaculture; Any 
other development not specified in item 2 or 4 

4   Prohibited 

Air transport facilities; Amusement centres; Biosolids treatment facilities; Boat building 
and repair facilities; Boat sheds; Camping grounds; Caravan parks; Cemeteries; 
Charter and tourism boating facilities; Centre-based child care facilities; Commercial 
premises; Community facilities; Correctional centres; Crematoria; Eco-tourist facilities; 
Educational establishments; Entertainment facilities; Exhibition homes; Exhibition 
villages; Extractive industries; Freight transport facilities; Function centres; Heavy 
industrial storage establishments; Highway service centres; Home occupations (sex 
services); Industrial training facilities; Industries; Information and education facilities; 
Intensive livestock agriculture; Marinas; Mooring pens; Moorings; Mortuaries; 
Passenger transport facilities; Places of public worship; Pond-based aquaculture; 
Recreation facilities (indoor); Recreation facilities (major); Registered clubs; 
Residential accommodation; Respite day care centres; Restricted premises; Rural 
industries; Sewage treatment plants; Sex services premises; Storage premises; 
Tourist and visitor accommodation; Transport depots; Truck depots; Vehicle body 
repair workshops; Vehicle repair stations; Warehouse or distribution centres; Waste or 
resource management facilities; Water recreation structures; Wharf or boating 
facilities; Wholesale supplies 

Key considerations 

1. Strategic importance of the Wagga Wagga Special Activation Precinct 
 
Wagga Wagga is strategically located between all major cities on the eastern seaboard 
of Australia, with direct rail access to Sydney, Melbourne and Brisbane to be achieved 
through the development of the Inland Rail project. Heavy vehicle access to those 
cities, and additionally Adelaide and Perth, is available through direct access to the 
national highway network. Air freight services departing Canberra International Airport 
provide daily access to Asian and Middle Eastern export markets (Figure 1).  
 
These combined attributes define Wagga Wagga as a strategic transport hub, well 
positioned to provide reliable access to key domestic and international locations and 
networks. The Riverina Intermodal Freight and Logistics Hub (RiFL) located within the 
Wagga Wagga SAP is a catalyst for economic development, enabling reductions to 
the cost of freight, improving the reliability of freight and supporting the growth of 
regional enterprises.  
 
The Bomen industrial area already hosts a range of cornerstone industries. These 
enterprises underpin economic activity and sustainability of the industrial area, whilst 
demonstrating the suitability of the area to support substantial business activity and to 
deliver locational benefits for enterprises positioning their operations for access to 
major markets. Businesses already positioned within the Special Activation Precinct 
include:  
 

Teys Australia – the largest meat processing plant in NSW, providing a large 
proportion of meat products for all Woolworths and Aldi stores across NSW. Teys 
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supports approximately 1,000 full time equivalent positions. Teys senior 
management have indicated that the expansion of the RiFL Hub would allow 
opportunities for additional cold storage hubs at the Wagga Wagga site. Located 
within the Stage 3 precinct, this would comprise an additional $120m investment 
and an additional 74 jobs. 

 
Riverina Oils and Bio Energy (ROBE) - has capacity to process two-thirds of 
the eastern Australian canola crop. The business exports cooking oils direct to 
India and America. ROBE comprises a $130m investment into the agricultural 
sector of New South Wales and employs over 100 people. Current annual 
turnover is $200m and ROBE has plans in place to increase production by 100%, 
which would have potential to employ an additional 40 staff. In addition, ROBE 
advise that the company’s strategic planning considers establishing a 
manufacturing site for dips/mayonnaise in Bomen and relocating packaging and 
warehousing from Victoria to Bomen, further contributing to employment growth 
and value-adding activities in the industrial precinct. 

 
Enirgi Group – the largest battery recycling company in southern hemisphere. 
Enirgi currently recycles 70,000 tonnes of batteries annually at its Bomen facility, 
employing 120 staff. RiFL Hub Stage 3 would result in Enirgi having capacity to 
expand upon implementation. This will enable the relocation of a processing plant 
from Melbourne. This will increase production and employment growth at Bomen 
and within southern New South Wales.  

 
Wagga Wagga Livestock Marketing Centre (LMC) – located in Bomen, the 
LMC facilitates the largest sheep/lamb sales and second largest prime cattle sale 
figures in southern hemisphere with over $480million of stock being sold through 
the facility annually. The LMC employs more than 125 people.  

 
There are approximately 40 other medium to large enterprises located within Bomen 
Industrial Area. Cumulatively these employ between 1,500 and, 2,000 people. These 
businesses are medium to heavy industries. Placement of additional sensitive 
receptors within close proximity has the potential to constrain their ongoing activities 
or future expansion. 
 
The Wagga Wagga Special Activation Precinct will provide opportunities in southern 
New South Wales for industries that require uninhibited access to interstate rail. These 
opportunities will be further enhanced when the Inland Rail network is fully developed. 
Displacement of industries from Sydney as a result of this scenario has been 
considered. Sydney has a critical shortage of available industrial and employment 
lands. The Wagga Wagga SAP provides a remedy to the constraints upon industrial 
development and enterprises in Sydney, rather than a competitor for the viable 
industrial activity of that city. 
 
The primary reason for relocation to Wagga Wagga are the advantages of a lower price 
of land and ready availability of larger allotments that allow heavier industrial activities. 
Bomen provides a lower cost of entry relative to metropolitan land prices resulting in 
lower input costs to businesses. As stated, there is also a limited supply of industrial 
and urban services land within Sydney. A large portion of the land earmarked for 
Potential Future Industrial/Employment in Sydney has not been zoned for industrial 
use to this time and the planning process to resolve this can take in excess of two 
years. Sydney metropolitan area has a limited supply of industrial and employment 
lands with access to existing rail infrastructure at this time. 
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The available quantity of land which has been recently released for industrial and 
employment purposes in Sydney does not have existing direct access to rail freight 
infrastructure. That land also has comparatively smaller land parcels. Having access 
to the M7 Motorway, this land appears to be predominantly used for logistics 
operations, with residential development located to its immediate north. The 
introduction of rail infrastructure, including the proposed Western Sydney Intermodal 
Freight Terminal, to these lands is subject to further investigation and development 
before this can be completed. By contrast, the Wagga Wagga SAP is to provide direct 
rail access to the existing Main Southern Line, larger allotments and relatively small 
amounts of residential land use in the periphery. The Wagga Wagga SAP offers a 
substantial supply of zoned land to facilitate further industrial and employment 
expansion in New South Wales at the present time. 
 
The Wagga Wagga SAP offers other distinct advantages not easily replicated. It is 
ideally located for access to key agricultural lands, and combines this with excellent 
access to other metropolitan centres including Melbourne, Adelaide and Canberra. It 
is for these combined reasons that the precinct has been identified as a Special 
Activation Precinct in January 2019. NSW Government announced the establishment 
of these Special Activation Precincts as part of the 20 year economic vision for 
Regional NSW. The Precinct will be funded as part of the NSW Governments 
$4.2Billion Snowy Hydro Fund. 
 
The above has been recognised by both the State and Federal Governments who have 
directed supporting funding and policy development to the land where the Wagga 
Wagga Special Activation Precinct is to be located. 
 
An intensification of sensitive receptors adjacent to this land potentially limiting its 
functions, would be inconsistent with the strategic intent of the Wagga Wagga Special 
Activation Precinct and the important role it has within the broader region and would 
not be in the public interest. 
 
Technical studies undertaken for the Wagga Wagga Special Activation Precinct and 
other previous studies undertaken by Wagga Wagga City Council have identified that 
two areas of land adjoining the Wagga Wagga Special Activation Precinct boundary in 
Cartwrights Hill and North Wagga Wagga have the potential to be impacted by existing 
and future development in the existing Bomen Business Park / proposed Wagga 
Wagga Special Activation Precinct. 
 
 
In order to support the ongoing operation and success of the strategically important 
Wagga Wagga Special Activation Precinct, it is proposed to amend the planning 
controls for the areas shown in to prevent further intensification of residential uses on 
certain sites. This will be achieved through: 
 

• ensuring that additional residential accommodation will not be permissible on 
the subject lots; and 

• preventing additional subdivision and additional dwellings. 
 
In the instances where there is an existing lot without a dwelling, the erection of a single 
dwelling will still be permitted. 
 
The proposed amendments to the Wagga Wagga LEP 2010 for this land would 
maintain the rural landscape of these existing small residential clusters while 
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preventing further intensification. This will provide a balance between allowing existing 
residents to remain in the area and preventing further development. 
 
It is noted that some other areas of land surrounding the Special Activation Precinct 
(zoned RU1 Primary Production) are also identified as not recommended for 
intensification. As these areas of land comprise large lots with an existing minimum lot 
size of 200ha, the potential for intensification is minimal and so changes to the existing 
controls in these areas are not considered necessary. 
 
2. Land use conflict 
 
Air noise and odour technical studies undertaken by Todoroski Air Sciences in 
developing the Wagga Wagga Special Activation Precinct Master Plan identified a 
need to protect and minimise sensitive receptors in areas abutting the Wagga Wagga 
Special Activation Precinct boundary.  
 

“The analysis shows a likely medium to high risk level of impact between existing 
industries and receptors in the Cartwrights Hill area (south and south west of the 
southern parts of the BIE). The impact, or land use conflict arises due to 
insufficient dispersion caused by the close proximity of the existing receptors to 
existing odorous industrial activities. This effect dominates the results, and masks 
the potential risk of impact that may otherwise be apparent between other 
sources and more distant receptors. The effect is lessened when the scale of the 
emissions is included in the considerations. (Todoroski Air Sciences – Noise and 
Odour Study 2019, p33)”  

 

 
Figure 5 – Odour emissions modelling to the periphery of the Special Activation Precinct 

 
Figure 5 illustrates that the south-western and southern portions of the study area are 
at highest risk of impact from air pollutant concentrations. A sensible planning outcome 
in response to this is to avoid placement of additional receptors within the higher-risk 
areas indicated in the noise and odour report.  
 

As the population density of a location increases, the proportion of sensitive 
individuals in the area will also increase, in turn increasing the risks of sensitive 
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individuals being adversely impacted by odour and noise. Due to the range in 
sensitivity to impacts in the population, greater residential use or intensification 
would be problematic if it occurs in the locations closest to the minimum required 
buffer area where future impacts may be near to guideline levels. In addition to 
the required minimum buffer area shown in Figure 8-1, it is recommended to 
minimise or limit further residential intensification in areas close to the required 
buffer area.  
 
This is necessary to ensure that the projected impacts are not exacerbated in the 
future by residential creep (increased numbers of residential dwellings close to 
industrial sources) (Todoroski Air Sciences – Noise and Odour Study 2019, p81)” 
which is attached to this report.  

 

 
Figure 6 – Noise and Air contours (Todoroski 2020)suggested buffers and noise and odour modelling 
overlaid upon lands at Cartwrights Hill and Byrnes Road areas 
 

It is appropriate that these are re-zoned into the Ru6 Transition Zone in order to further 
prevent intensification of sensitive residential land uses that would compromise the 
long-term operations of existing and future industries within the SAP. 
 

The RU6 Transition Zone focusses on protecting and maintaining a transition 
between rural and other land uses in order to minimise conflicts. Dwellings remain 
permitted with consent, however there are restrictions on land division within 
these locations due to existing lot sizes. The zone also supports agriculture and 
environmental protection works which complements the adjacent Landscape 
Buffer Sub Precinct. (Jenson Plus, Bomen Special Activation Structure Plan 
Report p81” attached to this report.  
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Figure 7 – Structure Plan Special Activation Precinct (Jenson Plus, 2020) 
 
The proposed amendments to the Wagga Wagga LEP 2010 are the most robust 
means of minimising land use conflicts that would result from future intensification of 
residential uses in the identified areas adjoining the Bomen Industrial Area. The 
proposed new zone objectives and permitted uses better reflect the land’s proximity to 
strategically important industrial land with non-replicable advantages (such as Inland 
Rail and the Main Southern Line) and the surrounding RU1 – Primary Production Land.  
 
Council has received letters from NSW Government Agencies; Environmental 
Protection Authority, Department of Planning Industry and Environment and Regional 
Growth Development Corporation. All recommending that Council endorse the 
proposed planning proposal. These letters are attached to this report.  
 
3. Consistency with endorsed strategic directions 
 
Riverina Murray Regional Plan 2036 
 
The proposed amendment to the Wagga Wagga LEP 2010 is consistent with the 
objectives and actions of the Riverina Murray Regional Plan 2036 (2017). In particular, 
the proposal supports Action 4.3 of the Plan to ‘Protect industrial land, including in the 
regional cities (Bomen, Nexus and Tharbogang) from potential land use conflicts 
arising from inappropriate and incompatible surrounding land uses’. 
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Continuing to develop and protect the Bomen Business Park as a designated area for 
specialisation in industrial activities is further supported by the following actions of the 
Regional Plan: 
 

• Encourage co-location of related advanced and value-added manufacturing 
industries to maximise efficiency and infrastructure use, decrease supply chain 
costs, increase economics of scale and attract further investment. 

• Encourage the sustainable development of industrial land to maximise the use 
of infrastructure and connectivity to the existing freight network. 

• Promote specialised employment clusters and co-location of related 
employment generators in local plans. 

• Monitor the supply and demand of employment and industrial land in regional 
cities to inform the planning and coordination of utility infrastructure to support 
new development. 

 
Wagga Wagga Spatial Plan 2013 
 
The Bomen Business Park features within the Wagga Wagga Spatial Plan (endorsed 
by the Minister for Planning) as a key area for the future development of Wagga 
Wagga. The Spatial Plan notes the supply of well located, competitively valued, 
industrial land is a key factor for local and regional prosperity. The Spatial Plan 
envisions that the Bomen Business Park will be “a high-quality and nationally 
renowned place for transport and logistics-based enterprises, well-designed and 
integrated with existing industry, which meets the requirements of a targeted range of 
businesses and supporting activities to complement and nurture a more sustainable 
City and Riverina Region”. 
 
The proposed amendment to the Wagga Wagga LEP 2010 will preserve development 
opportunities within the Bomen Business Park to support achieving this vision and 
therefore aligns with the strategy. 
 
Wagga Wagga Integrated Transport Strategy and Implementation Plan 2040 
 
The Wagga Wagga Integrated Transport Strategy and Implementation Plan (2017) 
reflects the transport needs and expectations of the Wagga Wagga community, and 
best practice for the city. The strategies include a priority to establish Bomen as an 
intermodal hub connected to the Inland Rail Network. 
 
The Inland Rail project will open up Melbourne and Brisbane ports, and the Bomen 
Business Park will benefit froma direct interface with this network via the Riverina 
Intermodal Freight and Logistics (RiFL) Hub. This will make the location of the Wagga 
Wagga Special Activation Precinct one of the most important freight and logistic 
destinations and hubs in Australia. 
 
The Strategy emphasises capitalising upon existing and forthcoming investment and 
working with industry to make the best use of government investment. For this reason 
one of the key actions of the plan is the protection of the Bomen Business Park from 
inappropriate development and the prevention of land use conflict. 
 
Significant investment into infrastructure is currently underway to support the 
expansion of the Bomen Business Park. The development of residential 
accommodation on nearby land may have a significant impact on the success of this 
investment and deter future investment opportunities.  
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State Government Strategic Investment  
 
The Premiers 20-year vision for Regional Economic Development identified Wagga 
Wagga as a regional city with a population set to grow beyond 100,000. The NSW 
State Government has invested a significant amount in the Bomen Business Park and 
surrounds, including; 
 

• Bomen Enabling Roads $35m 

• Fixing Country Rail, RIFL Hub 2, $14.4m 

• Growing Local Economies, RIFL Hub 3, $29.8m 

• Technology Choice Area Switch $1.67m 

• Special Activation Precinct $100m- $150m (Pending Business Case) 
 
These investments rely upon land within the Wagga Wagga Special Activation 
Precinct reaching its potential as an enterprise area, with a range of industrial 
activities being allowed and existing industry being able to expand. Intensification 
of residential development to the south west and south of the precinct would 
jeopardise the success of these investments.  

 
Federal Government Investment 
 
Wagga Wagga City Council is currently being assessed through the Inland Rail 
Productivity Enhancement Program. This program is leveraging from the $10.8 Billion 
investment in inland rail. 
 
The Riverina Intermodal and Freight and Logistics Hub has been identified as an 
opportunity to further enhance the terminal and interface with the industrial precinct to 
create a world class port. Additional sensitive receptors could restrict the potential of 
this investment.  
 
Ministerial Directions (Section 9.1 Directions)  
 
The Directions made by the Planning Minister under Section 9.1 of the EP&A Act 1979 
must be considered when preparing and assessing a Planning Proposal. Although the 
Directions do not apply to the proposed amendment, they contain important 
considerations.  
 
An assessment of the consistency of the proposed changes with the relevant Section 
9.1 Directions has been undertaken and they have been determined to be generally 
consistent with the exception of Direction 3.1 Residential Zones. This Direction aims 
to encourage a variety and choice of housing types. The proposed amendment will 
reduce the permissible residential density of land, through the prohibition of secondary 
dwellings under the new zoning and through the proposed increase in minimum lot 
size, which is not aligned with this aim 
 
The Direction states that inconsistency is permitted where it is justified by a strategy or 
study or it is in accordance with the relevant Regional Strategy. The proposed 
reduction in residential density is therefore considered to be justified in this case 
because: 

• The proposed amendments are supported by the Wagga Wagga Special 
Activation Precinct technical studies, which seek to protect the operation of the 
strategically significant Regional Enterprise Zone, using buffer zones to manage 
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impacts on nearby residential areas; and 

• The strategic importance of the Wagga Wagga Special Activation Precinct is 
reinforced in the Regional Plan, as outlined in the previous section of this 
Discussion Paper.   

 
4. Alternative Considerations  
 
Alternative options for the planning proposal have been considered for both the subject 
land at Cartwrights Hill and at Byrnes Road. 
 
Cartwrights Hill alternative option 1 
 
Retain current 1 Ha minimum lot size and retain current R5 Large Lot Residential zone: 
 

• No changes to WWLEP 2010. 

• Potential for up to 19 additional allotments with dwelling entitlements. 

• Potential for dual occupancy development on existing dwelling lots and 19 
additional lots – 70 lots total with potential for dual occupancy development. 

• R5 Large Lot Residential zone objectives continue to support residential 
development within the subject land. 

• All development applications required to address Clause 7.8 of the Wagga 
Wagga LEP 2010. 

• Considerable opportunities remain available for new residential development 
and intensification, increasing potential noise and odour receptors in the area. 

• Ongoing conflict between landowners, Council and Bomen Businesses, 
expectations due to zoning ambiguity.  

 

 
Figure 8 – Potential for additional lots at Cartwrights Hill under alternative option 1 
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Cartwrights Hill alternative option 2 
 
Increase to 2 Ha minimum lot size and retain current R5 Large Lot Residential zone: 
 

• Potential for up to 3 additional allotments with dwelling entitlements. 

• Potential for dual occupancy development on existing dwelling lots and 3 
additional lots – 54 lots total with potential for dual occupancy development. 

• R5 Large Lot Residential zone objectives would continue to support residential 
development within the subject land. 

• All development applications required to address Clause 7.8 of the Wagga 
Wagga LEP 2010. 

• Limited opportunities would be available for new residential allotments, but 
considerable opportunities would remain for intensification via dual occupancy 
development, increasing potential noise and odour receptors in the area. 

 

 
Figure 9 – Potential for additional lots at Cartwrights Hill under alternative option 2 

 
Cartwrights hill alternative option 3 
 
Increase to 5 Ha minimum lot size and retain current R5 Large Lot Residential zone: 
 

• No potential for additional allotments with dwelling entitlements. 

• Potential for dual occupancy development on existing dwelling lots – 51 lots 
total with potential for dual occupancy development. 

• R5 Large Lot Residential zone objectives would continue to support residential 
development within the subject land. 

• All development applications required to address Clause 7.8 of the Wagga 
Wagga LEP 2010. 

• No opportunities would be available for new residential allotments, but 
considerable opportunities would remain for intensification via dual occupancy 
development, increasing potential noise and odour receptors in the area. 
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Byrnes Road alternative option 1 
 
Retain current 2 Ha minimum lot size and retain current RU4 Primary Production Small 
Lots zone: 
 

• Potential for 1 additional allotment with dwelling entitlement. 

• Potential for dual occupancy development on existing dwelling lots and the 
additional lot – 15 lots total with potential for dual occupancy development 

• RU4 land use table permits dual occupancy development 

• No requirement to consider noise and odour implications as per Clause 7.8, 
unlike Cartwrights Hill 

• Only one opportunity would exist for a new residential allotment, but 
opportunities would remain for intensification via dual occupancy development, 
increasing potential noise and odour receptors. 

 

 
Figure 10 – Potential for additional lots at Byrnes Road under alternative option 1 

 
Byrnes Road alternative option 2 
 
Increase to 5 Ha minimum lot size and retain current RU4 Primary Production Small 
Lots zone: 
 

• Potential for 1 additional allotment with dwelling entitlement. 

• Potential for dual occupancy development on existing dwelling lots and the 
additional lot – 15 lots total with potential for dual occupancy development 

• RU4 land use table permits dual occupancy development 

• No requirement to consider noise and odour implications as per Clause 7.8, 
unlike Cartwrights Hill 

• Only one opportunity would exist for a new residential allotment, but 
opportunities would remain for intensification via dual occupancy development, 
increasing potential noise and odour receptors. 

 



Report submitted to the Ordinary Meeting of Council on 27 July 2020 RP-2 

 

Ordinary Meeting of Council - 27 July 2020 Page 35 

 
Figure 11 – Potential for additional lots at Byrnes Road under alternative option 2 

 

Conclusion 

The success of the Wagga Wagga Special Activation Precinct is of key strategic 
importance for Wagga Wagga, the Riverina-Murray Region and for southern New 
South Wales.  
 
It is recommended that Council progress this planning proposal concurrently with the 
Special Activation Precinct to ensure that the community understands that this process 
is occurring due to the changes proposed within the precinct and the supporting 
technical information.  
 
Alternative approaches have been considered, however will not deliver the certainty 
and protection that this proposal provides for future development within the SAP. 
Increasing sensitive receptors within close proximity to the SAP would result in 
unsatisfactory conditions for potential future residents and restrict the potential of 
business investment within the precinct.  
 
It must be emphasised that dwellings will still be permissible. Residents will still be able 
to live in these areas and enjoy the rural lifestyle. Intensified residential development 
and tourist and visitor accommodation will be not allowed to prevent landuse conflict.   
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Financial Implications 

This planning proposal was developed internally by Council staff in the course of their 
ordinary tasking in strategic planning matters. As a result, a planning proposal 
application fee has not accrued to Council in this instance. Development of the 
planning proposal has not required additional funding.  
 
 
As a result of the planning proposal future development on the subject lands is likely 
to be limited in its scope and intensity by the effect of planning provisions. This means 
that demand upon public facilities and infrastructure arising from development at 
Cartwrights Hill would remain relatively static for the foreseeable future and Council’s 
requirement to fund this draw upon public infrastructure through the aforementioned 
levies at Cartwrights Hill would not substantially increase. 
 

Policy and Legislation 

Environmental Planning and Assessment Act 1979 
 

Link to Strategic Plan 

The Environment 

Objective: We plan for the growth of the city 

Outcome: We have sustainable urban development 
 

Risk Management Issues for Council 

An approval of the proposal may be subject to public scrutiny during the public 
consultation period. 
 
Council can expect that the planning proposal may attract criticism from affected 
landowners, due to the planning proposal providing an effective continuance of 
constraints upon the development of lands at Cartwrights Hill. 
 
 

Internal / External Consultation 

No formal community consultation with regard to this amendment to the Wagga Wagga 
LEP 2010 has occurred to date however the issues that underly the amendment have 
been raised by members of the business and residential community since 2015.  
 
Businesses within the existing Bomen Business Park have continually objected to any 
residential expansion proposed within Cartwrights Hill and potential investors have 
indicated to Council their concern in relation to additional receptors.  
 
The last development application for residential development within Cartwrights Hill 
received nine objections from significant businesses in Bomen conveying their fears in 
relation to impediments to their operations due to additional sensitive receptors.  
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Residents within Cartwrights Hill have provided supporting submissions for additional 
residential development opportunities within the area to leverage more from their 
properties.  
 
Informal consultation will commence concurrently with the exhibition of the Special 
Activation Precinct. This will ensure that residents are prepared for the formal 
exhibition process and will have a clear understanding of what is within the technical 
reports and the justification. Council will hold meetings with landowners with 
Department of Planning and Environment Staff as part of the Special Activation 
Precinct notification process. The Special Activation Precinct Notification period has 
been extended to a 56 day exhibition period.  
 
Formal public consultation with land owners, the general public and referral agencies 
will occur after the Gateway Determination and in accordance with the requirements of 
any Gateway Determination received. It is not known when Gateway Determination 
will be received, however the will be a requirement for an additional 28 day exhibition 
period.  
 
Proposed consultation methods are indicated in the table below. 
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Attachments  

 

1. Structure Plan (SAP) - Provided under separate cover  

2. Noise and Odour Report (SAP) - Provided under separate cover  

3. NSW Planning and Environment Letter - Provided under separate cover  

4. EPA Letter - Provided under separate cover  

5. RGDC Letter - Provided under separate cover  

  


