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Executive Summary 

This addendum has been prepared to implement additional provisions that ensure the desired outcomes and 

objectives for the Southern Growth Area are implemented and are achieved as this precinct develops into 

the future. Overall, the provisions proposed will ensure appropriate diversity, density and distribution of 

housing that aligns with the demand and current gap experienced within the Wagga Wagga housing market 

currently.  

The draft PP has been prepared in accordance with Section 3.34 of the Environmental Planning and 

Assessment Act 1979 and the Local Environmental Plan Making Guideline (August 2023). 

The addendum also seeks to update the project timeline at Part 6 of the draft Planning Proposal prepared by 

Urbis (dated February 2025). 

Part 1 – Objectives and intended outcomes. 

The primary objective of the addendum is to clarify proposed amendments to the Wagga Wagga Local 

Environmental Plan 2010 to facilitate the development of Zone 1 of the Southern Growth Area. 

The addendum specifically intends to clarify provisions outlined within the draft Planning Proposal prepared 

by Urbis and update other components such as the proposed project timeline.  

The clarifications are required as the updated Planning Proposal received in February 2025 did not fully 

address the previously discussed local clause mechanisms and Council’s expectations regarding security 

and surety that Zone 1 of the SGA is delivered in accordance with the supporting structure plan. This allows 

flexibility for both parties to proceed with certainty and a clear planning pathway developed and agreed.  

The broader objectives for the overall application are outlined in the draft Planning Proposal report and that 

are assessed within Council’s Planning Proposal Assessment Report.  

Part 2 – Explanation of provisions 

Intended provisions 

The objectives and intended outcomes of the addendum will be achieved through the following mechanisms 

which build on the draft Planning Proposal submitted by the proponent. These provisions are in addition to 

those outlined in the draft Planning Proposal.  

Mechanism Existing Provision New Provision 

Introduce a new local provision to 
Part 7 (clause 7.14) 

No existing clause 

Introduce site specific provisions for 
the Southern Growth Area. Draft 
wording of the clause is provided 
below.  

Introduce a new local provision to 
Part 7 (clause 7.15) 

No existing clause 

Introduce provisions the enable 
dwelling densities to be achieved. 
Draft wording of the clause is provided 
below. 

Introduce a ‘Dwelling Density Map’ No existing map 
Map to identify proposed dwelling 
densities.  

Example draft clauses 

Note: The specific wording of the new clause is subject to drafting by NSW Parliamentary Counsel. The 

below is an example for discussion purposes. 
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Draft Clause 7.14 – Southern Growth Area - Zone 1 

(1). The objectives of this clause are as follows— 

(a). to support delivery of diverse housing outcomes that provides a wide range of dwelling types and 

choice. 

(b). to ensure a high level of pedestrian amenity and pedestrian linkages within the land. 

(c). Promote greater housing diversity and affordability through choice of lots capable of accommodating 

a variety of dwelling typologies and densities and which encourage a variety of tenure and household 

types. 

(2). This clause applies to land identified as ‘Area 1’ on the Clause Application Map.  

(3). Development consent must not be granted for development on any land within ‘Area 1’ unless the consent 

authority is satisfied that the development is consistent with the following: 

(a). That development is consistent with the intentions and outcomes sought by the ‘Urban Design report 

dated XXX’ approved XXX. 

(b). That residential subdivisions are to deliver a range of lot sizes in appropriate locations being lots 

capable of accommodating a variety of housing types.  

(c). Lots created for the purpose of residential accommodation can be practically developed with: 

(i). Connections to and active interfaces with adjacent streets, open space and waterways; and  

(ii).  Safe and effective pedestrian and internal vehicle circulation 

(4). Development consent must not be granted for development of land identified within “Area 1” zoned ‘E1 - 

Local Centre’ unless a masterplan for the land has been prepared to the satisfaction of Council. 

(a). The masterplan prepared for the land must address the principles outlined in the Development 

Control Plan that apply to land identified as ‘Area 1’ to the satisfaction of Council. 

(b). Any development proposed on the land to which the masterplan applies must be consistent with the 

adopted masterplan. 

(5). This clause does not replace the need for Clause 6.3 to be fulfilled.  

7.15   Minimum dwelling density 

(1)  The objectives of this clause are as follows— 

(a)  to ensure the provision of a mix of dwelling types and housing choices, 

(b)  to ensure the efficient use of public infrastructure and land resources, 

(c)  to meet the demand for regional housing, 

(d)  to ensure the viability of public transport, recreation, community facilities and other services in the area. 

(2)  This clause applies to land identified as “Dwelling Density” on the Dwelling Density Map. 

(3)  Development consent must not be granted for the subdivision of land unless the consent authority is satisfied 

the subdivision— 

(a)  will result in at least the dwelling density shown for the land on the Dwelling Density Map, and 

(b)  will not result in more than the restricted dwelling yield. 

(4)  In this clause— 

dwelling density means the ratio of the number of dwellings to each hectare of land, including internal roads, but 

excluding land used for public open space or a purpose other than residential accommodation. 

restricted dwelling yield means the maximum number of dwellings shown for the land on the Dwelling Density 

Map. 
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Figure 1 – Proposed density map and targets (Source: Urbis) 

Figure 1 above sets out the proposed residential densities that the proponent seeks to enable across zone 1. 

These figures are supported by yield tables which assist in understanding the capacity and distribution of 

dwelling yields.  

The assessment of these yield tables has determined that the figures put forward by the proponent will risk 

under development of Zone 1 by circa 400 dwellings. This does not align with Council’s desire to ensure 

adequate infrastructure provision that is sustainably provided, planned and delivered.  

During negotiations, Council and the proponents sought to agree how 2,900 dwellings will be accommodated 

within Zone 1 of the SGA. Council staff have focused on the density of residential development to be 

achieved, how diversity of residential outcomes can be delivered and how these outcomes can be spatially 

planned across the site. 

The proponent has recently indicated that despite the planning undertaken to date, they are not expecting to 

deliver of 2,900 dwellings in Zone 1. The proponent is advising that they will seek to deliver a minimum of 

2,515 lots.  

To ensure the delivery of 2,900 dwellings, Council staff have investigated a range of mechanisms to secure 

appropriate outcomes including a review of potential minimum lot sizes, maximum lot sizes and minimum 

dwelling yield requirements.  
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A minimum dwelling yield mechanism has been agreed with the proponent as the best mechanism to deliver 

the desired housing outcomes, however the actual dwelling density calculation remains in contention. The 

Figure below outlines the proponents proposed dwelling density scenario.  

 

Figure 2 – Proponent’s proposed dwelling densities.  

The proponent has put forward three tiers of dwelling density, which align with the proposed zoning of R1 – 

General Residential and R3 – Medium Density Residential. The R3 zone is further split into an ‘inner area’ 

(dark pink) and ‘outer area’ (light pink) – see Figure 5 below.  

 

Figure 3 – Density areas (including the proponent densities) 
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Figure 4 – Proposed zoning layout. 

The proponent’s density proposes 18 dwellings/per hectare (dw/ha), 12dw/ha and 10dw/ha. This results in a 

minimum yield of 2,515 lots. The assessment of the proposed densities is outlined below: 

It is acknowledged that these figures set the minimum density, there is no restriction on the developer or 

future developers of medium density development to achieve a higher yield. Therefore, the control does 

provide flexibility to grow to align with 2,900 dwellings across the precinct.  

The yield is significantly lower than the intended 2,900; this creates potential risks for Council where only the 

minimum is provided, and infrastructure provision has expected greater densities. This leads to an inefficient 

delivery of key infrastructure that Council cannot sustainably fund without security that funds can be 

recouped through s64 contributions which are tied to a minimum yield.  

The lower densities will achieve average lot sizes of 375m2, 500m2 and 700m2 respectively. The densities 

proposed in the R3 zone are significantly lower than the maximum lot size Council currently requires for R3 

development under our existing DCP controls. Existing R3 development in Wagga Wagga cannot provide 

lots greater than 300m2. This will result in unintended outcomes in terms of density and diversity of housing. 

Larger lot sizes have anecdotally under delivered the provision of housing that is not considered to be 

diverse or provide a departure from standard separate dwellings which currently consist of 85.5% of 

Wagga’s housing stock1. Conversely, smaller lot sizes can enable and encourage other typologies (such as 

attached townhouses, multi-dwelling housing, attached dual occupancies) which currently only account for 

4.8% of housing in Wagga Wagga2.  

Further opportunities to guide and facilitate diversity and appropriate built form outcomes will be delivered 

through the preparation and assessment of the draft Development Control Plan.  

It is also advised that Council staff are proceeding on the basis that the senior’s living site (MHE) is included 

in the density requirements as this is what is reflected in the submitted mapping. The proponent advised 

previously that they did not want the senior’s living site to be included in the density provisions. Accordingly, 

staff requested the mapping to reflect the proponent’s intention, however this was not reflected in the current 

version of documents. 

 

 

1 Wagga Wagga 2021 Census Quick Stats - https://www.abs.gov.au/census/find-census-data/quickstats/2021/LGA17750 
2 Ibid 

https://www.abs.gov.au/census/find-census-data/quickstats/2021/LGA17750
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Council’s Addendum will propose dwelling densities of 28dw/ha, 22dw/ha and 10dw/ha respectively as 

shown in Figure 4 below. This will also be supported by the introduction of a cap on the number of dwellings 

to be delivered to align with current infrastructure capacity. It is proposed that a subsequent amendment will 

be considered when infrastructure capacity and funding has been determined for the entire Zone 1 precinct.  

Further detail regarding the infrastructure capacity has been outlined later in this paper. 

 

Figure 5 – Council’s proposed dwelling densities. 

Part 3 – Justification of strategic and site-specific merit 

Section A – need for the planning proposal. 

Is the planning proposal a result of an endorsed LSPS, strategic study or report? 

Wagga Wagga Local Strategic Planning Statement 

Principle 10: Provide for a diversity of housing that meets our needs 

Principle 10 outlines that as Wagga’s population grows and changes, we need to plan for housing options 

that respond to our changing community needs and expectations. The principle also expects that smaller 

housing types in suitable locations close to the CBD, local centres and transport corridors are needed to 

diversify the current housing types which are predominantly 3 and 4 bedroom homes. The additional 

provisions put forward ensure that the city can see an increase in the provision of medium and high-density 

housing that increases diversity and improving affordability. The additional provisions will allow greater 

housing diversity which will see our dwelling types changing to reflect our household types and sizes. 

Justification for the proposed densities is provided in Part 2 above.  

Is the planning proposal the best means of achieving the objectives or intended outcomes 

or is there a better way? 

A planning proposal is the best mechanism for providing certainty and a clear demonstration of Council’s intent 

to ensure density, diversity and distribution of housing and ensure that areas of high sensitivity are 

appropriately zoned to protect their attributes.  

Whilst the DCP is a mechanism that could provide these outcomes, it is subordinate to the Wagga Wagga LEP 

and where an inconsistency exists, the LEP will prevail. Accordingly, the use of the DCP as a mechanism does 

not demonstrate the clear intent of Council to achieve these outcomes and is at risk of being ‘watered down’ 

through inconsistencies and variations sought via the application of section s4.15(3A) of the EP&A Act.  

Furthermore, the addendum aligns with Council and state government policies and objectives for supporting 

diverse and well-located homes.  

Will the planning proposal give effect to the objectives and actions of the applicable 

regional or district plan or strategy (including any exhibited draft plans or strategies)?  
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Riverina Murray Regional Plan 2041 

The Riverina Murray Regional Plan applies to the Wagga Wagga Local Government Area. The relevant 

objectives and actions set out in the Regional Plan are assessed in the table below.  

Table 1 – Riverina Murry Regional Plan 2040 Assessment  

Direction Assessment 

Objective 5: Ensure housing supply, 
diversity, affordability, and resilience.  

This objective discusses the demand for smaller, accessible, 
and affordable housing (diverse housing) and highlights that 
new development is dominated by large-detached dwellings 
that do not address the needs of the community. The 
addendum to this planning proposal will directly influence the 
need for more diverse housing in Wagga Wagga and is 
consistent with strategies address below.   

Strategy 5.3 

The proposed amendment is consistent with this strategy as it 
ensures that new development in the greenfield areas will 
provide a variety of homes that reflects the communities need 
for diverse housing options.  

Objective 6: Support housing in 
regional cities and their sub-regions 

Objective 6 acknowledges that the region is growing, and that 
cities and towns need to be supported by good strategic 
planning to ensure well managed urban development. This 
amendment is consistent with Objective 6 by its virtue of 
considered planning and is consistent the strategy 6.1 below.   

Strategy 6.1 

This addendum aligns with Strategy 6.1 by making certain that 
the planning proposal reflects considered strategic planning 
and coordinates an approach to new development in the 
Southern Growth Area. 

Section B – relationship to the strategic planning framework 

Is the planning proposal consistent with a council LSPS that has been endorsed by the 

Planning Secretary or GCC, or another endorsed local strategy or strategic plan?  

Wagga Wagga Local Strategic Planning Statement 

Yes, refer to discussion in Section A above.  

Is the planning proposal consistent with any other applicable State and regional studies or 

strategies?  

None specifically applicable. 

Is the planning proposal consistent with applicable SEPPs? 

The addendum is consistent with the applicable SEPPs. This matter is discussed in the draft Planning 

Proposal prepared by Urbis (dated February 2025) and the planning proposal assessment report prepared 

by Council staff.  

Is the planning proposal consistent with applicable Ministerial Directions (section 9.1 

Directions) or key government priority? 

The subject addendum is consistent with the relevant Ministerial Directions set out under section 9.1 of the 

EP&A Act. Reference is made to specific directions below that specifically relate to this addendum, whilst 
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other directions are relevant, they are discussed in the draft Planning Proposal prepared by Urbis (dated 

February 2025) and the planning proposal assessment report prepared by Council staff.  

Section C – environmental, social, and economic impact 

Is there any likelihood that critical habitat or threatened species, populations or ecological 

communities, or their habitats, will be adversely affected because of the proposal? 

This matter is discussed in the draft Planning Proposal prepared by Urbis (dated February 2025) and the 

planning proposal assessment report prepared by Council staff.  

Are there any other likely environmental effects of the planning proposal and how are they 

proposed to be managed? 

This matter is discussed in the draft Planning Proposal prepared by Urbis (dated February 2025) and the 

planning proposal assessment report prepared by Council staff.  

Has the planning proposal adequately addressed any social and economic effects? 

The draft PP will result in positive social and economic outcomes for the Wagga Wagga LGA by facilitating 

increased diversity in housing supply, ensuring that a range of housing types are available to cater for 

different demographics. 

Section D – Infrastructure (Local, State and Commonwealth) 

Is there adequate public infrastructure for the planning proposal? 

The addendum provides additional discussion regarding water and sewer infrastructure which forms the 

basis for implementing the proposed restricted dwelling yield.  

Sewer 

Currently the Kooringal STP will require a short-term solution to manage peak average dry weather flows 

(ADWF), but in the long term require upgrades to the entire plant (already identified within Council’s Long Term 

Financial Plan) to 7ML/day ADWF capacity.  

Council’s City Engineering Department has advised, at the time of writing, that there is capacity to 

accommodate the sewage from 440 lots at the Kooringal Sewer Treatment Plant (STP). Budget is proposed 

in the 2025/26 Council budget to undertake a feasibility study for the temporary storage of wastewater in tanks 

to create additional capacity for an additional 500-750 dwellings in Zone 1 in advance of a planned upgrade to 

the Kooringal STP. 

The proponent prepared an Infrastructure and Servicing Delivery Plan (ISDP) to inform their planning 

agreement offer. The ISDP identified that the developer would deliver the lead in sewer infrastructure to the 

Kooringal STP and that suitable upgrades would be required to the Kooringal STP.  

To sustainably manage the capacity constraints mechanisms are in place to ensure that development cannot 

proceed unless adequate arrangements have been put in place.  

Sewer contributions are proposed to be levied under the relevant Development Servicing Plan (DSP) that 

applies to the land.  

Water 

Riverina Water County Council (RWCC) has been actively involved in discussions regarding the SGA since 

2023 when Council staff held a ‘Future Growth’ with key agency stakeholders to outline long term options for 

the city, including the SGA. Following its lodgement, the draft Planning Proposal was referred to Riverina Water 

on 18 January 2024, with a response being provided on 13 February 2024. Further discussions between 

Council and Riverina Water staff have also occurred during January and February 2025. 
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RWCC has advised that the SGA is serviceable and that they can currently service the first 422 dwellings 

without any infrastructure upgrades. However additional infrastructure, including a new rising main, storage 

reservoir and trunk main will be required to service the balance of Zone 1. At the time of writing, Riverina Water 

has engaged a third-party consultant (Public Works) to undertake a review and update of their hydraulic model 

and incorporate the additional information relating to the Southern Growth Area and broader LGA. This review 

is understood to have a preliminary draft delivered by March 2025.  

The update to the model will also detail any upgrades required to existing infrastructure, as well as detailing 

any new infrastructure requirements. Whilst the updated hydraulic model remains under review, any future 

servicing capacity and infrastructure requirements beyond Year 1 are not yet known. This includes the cost for 

any works beyond Year 1 of the development. 

Riverina Water has also advised: 

¶ Indicative estimates note that additional capacity to service beyond Year 1 of the SGA growth would 
be available in approx. 3-5 years from confirmation of the planning approval.  

¶ Timeframes are proposed to be refined once the infrastructure requirements are known and prioritised 
within existing capital works programs.  

¶ Infrastructure delivery will be dependent on scope, planning requirements such as land acquisition, 
design and construction.  

¶ Once the hydraulic modelling is complete and a full list of infrastructure requirements is known, 
Riverina Water will be able to provide more detailed information on the scope of works, the costs 
involved (both to Riverina Water and the developers) and the timeframe for delivery.” 

To sustainably manage the capacity constraints mechanisms are in place to ensure that development cannot 

proceed unless adequate arrangements have been put in place.   

Proposed solution – Water & Sewer  

A dwelling cap is recommended to protect the sustainable delivery of infrastructure whilst planning for long 

term capacity and infrastructure delivery across the precinct. The cap would be introduced as part of the 

dwelling densities clause as ‘restricted dwelling yield’ and be subsequently removed once infrastructure 

planning for water delivery is complete. This would require a future LEP amendment, to remove the cap at a 

suitable time.  

The cap would be introduced as part of the dwelling densities clause and be subsequently removed once 

infrastructure planning for sewer delivery is complete. This could be done through an expedited process under 

section 3.22 or a basic planning proposal.  

The Wagga Wagga Local Environmental Plan currently provides protection for Urban Release Areas under 

Clause 6.2 which states “Development consent must not be granted for development on land in an urban 

release area unless the Council is satisfied that any public utility infrastructure that is essential for the proposed 

development is available or that adequate arrangements have been made to make that infrastructure available 

when required.” 

This clause cannot be varied under clause 4.6 of the LEP. This clause aims to ensure that land within an urban 

release area can accommodate future development and the infrastructure needs arising from increased 

density. This means government authorities are not burdened by the cost of infrastructure associated with 

development and avoids the potential for cost-shifting. 

Whilst it is recognised that the LEP currently provides a level of protection, the additional dwelling cap will 

provide clarity and prioritise the resolution of the infrastructure constraints to enable development to continue.  

Section E – State and Commonwealth Interests 

What are the views of the state and federal public authorities and government agencies 

consulted in order to inform the Gateway determination? 
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No formal views have been sought as part of the preparation of this specific addendum. It is requested that 

any relevant consultation was identified by DPHI is undertaken as part of any gateway determination issued.  

Part 4 – Maps 

 

 

Figure 6 – Proposed dwelling density map  

Part 5 – Community consultation 

Community consultation will be undertaken in accordance with the applicable gateway determination 

conditions.  

  

28 dw/ha 

22 dw/ha 

10 dw/ha 
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Part 6 – Project timeline 

The following table identifies the benchmark timeframes in the LEP Making Guideline (August 2023) for a 

complex planning proposal. The Council decision milestone is an addition to the Guideline stages, recognising 

the process of reporting to Council to receive endorsement for Gateway Determination. 

Table 1 – Indicative project timeline 

Milestone Date 

Planning Proposal 

Measured from lodgement of PP with Council via the Planning 
Portal to Council decision on whether the proposal should 
proceed and be referred to the Department for a Gateway 
Determination. 

120 working days 

Council decision 

Non-guidelines. Time for Council officers to report the proposal 
to Council for resolution. 

30 working days 

Gateway Determination 

Measured from referral of the PP to the Department for a 
Gateway Determination to the issuing of a Gateway 
Determination. 

45 working days 

Post-Gateway 

Measured from when the PPA receives the Gateway 
Determination from the Department to public exhibition of the 
PP. This stage includes time to satisfy any Gateway 
conditions, undertake technical studies (if required) and 
consult with authorities and government agencies (if required 
before public exhibition). 

70 working days 

Public Exhibition and Assessment 

Measured from exhibition to assessment and endorsement of 
the PP by Council (or PPA) on whether to proceed. Includes 
exhibition, consultation with authorities and government 
agencies (if required), and consideration and assessment of 
any submissions received. 

115 working days 

Finalisation 

Includes finalisation of the LEP, final GIS mapping, legal 
drafting and the LEP being made (if the proposal is supported). 

70 working days 

 

  



 

 Addendum to LEP24/003 – SGA Zone 1 | Wagga Wagga City Council 

 

14 

Appendix 1 – draft Planning Proposal – Urbis (Version 1, dated 

December 2023) 


