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1.
1.1

Introduction
Purpose of the Strategy

This document is a strategic land use strategy for the Berrigan Shire Council local government area. The Berrigan Land Use
Strategy 2018(the Strategy) reflects Council’s vision and aspirations for the future in a land use planning context.
The Shire has a rich Aboriginal and European cultural heritage. The Shire was previously occupied by the Bangerang and
Pangerang people, within the wider Yorta Yorta people area.
The overall purpose of the Strategy is to guide future development and use of land within the Shire for the next 20 years.
More specifically, the Strategy will assist in:


Providing a basis for future land use planning decisions;



providing the community with a degree of certainty for the location of various future land uses;



strategically managing land uses to minimise potential land use conflicts;



supporting and protecting productive agricultural land;



protecting the natural environment from uses and detrimental development to it;



supporting and recognising the local tourism potential;



reducing development speculation;



guiding amendments to the Berrigan Local Environmental Plan 2013; and



considering development proposals.

1.2

Structure of the Strategy

The Berrigan Land Use Strategy 2018 is divided into 3 key sections;


Town Strategies (Barooga, Berrigan, Finley and Tocumwal),



Rural Land Use Strategy, and



Tourism Land Use Strategy.

The Strategy outlines the residential, industrial and commercial land release strategies for each of the Berrigan’s four main
settlement areas. Each town strategy is supported by a Structure Plan. The Structure Plans are designed to provide
indicative strategic direction for key land use elements and support for future land use planning decisions. While the
Structure Plans are based on the latest available constraint data and statistics, they do not negate any future request or
need for detailed site analysis or constraint reports (such as flooding, bushfire, flora and fauna reports) for future
development.
The agricultural industry in Berrigan contributes significantly to the Shire and state economy. The strategy recognises the
importance of this economic sector and will provide greater certainty to the industry around its protection and future
opportunities.
Berrigan’s location provides it with significant opportunities to further grow the tourism industry. Being strategically
located on Newell Highway, bounded by the Murray River and one of the closest NSW centres to Melbourne will see the
tourism sector become a key economic driver in the region. The Tourism section looks at recognising and protecting this
economic sector and provides guidance to unlock the Shire’s competitive tourism advantages.
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1.3

Investigation Areas

The way land uses are developed in the coming years may change to accommodate new growth. The Strategy makes
recommendations for specific Investigation Areas in the four main towns; Barooga, Berrigan, Finley and Tocumwal. This
will assist Council and other stakeholders by recognising:


The preferred areas for urban growth, and



Areas that are anticipated to experience pressure for changing land uses, including rural residential development.

Recognising these locations early in the planning process will assist Council and other stakeholders in undertaking future
investigations to consider the suitability of lands for development and may lead to planning proposals to amend local
planning controls during the strategy timeframe.
The Investigation Areas in the Strategy have been identified for several reasons including:


Identified by Council as having strategic merit and present as a logical development progression,



Identified as being the least constrained sites, and



Identified by land owners as being ready and suitable to develop.

The Strategy identifies 15 Investigation Areas which are classified as either:


Short Term, where investigations and planning to confirm the suitability of lands and development capacity could
be undertaken over a 2-10-year timeframe. The purpose of identifying these is to support the preparation of planning
proposals and allow Council to plan for the delivery of infrastructure.



Medium Term & Long Term, indicate where land use changes may eventuate during the longer-term planning
horizon, including beyond the Strategy’s timeframe. Amendment to planning controls in the medium-long term
Investigation Areas may be dependent on other factors such as infrastructure, utilities or potential land use
constraints.

Medium- and Long-Term Investigation Areas have been identified to indicate where future land use changes may be
considered suitable in principle but are not expected to be required in the next 20 years. Council will generally only
consider planning proposals for these areas as part of a periodic review of this Strategy.
It is important to note that recommendations for each Investigation Area are based on desktop and ground truthed site
surveys and relied on the latest supporting information available at the time of review. Any future proposal to amend
planning controls may require detailed site analysis, consultation with appropriate state agencies and a range of technical
reports to determine the appropriate scale of development.

1.4

Development of the Berrigan Land Use Strategy

The Shire’s current planning controls (Berrigan LEP 2013) came into force on 4 October 2013 replacing the previous
Berrigan LEP 1992, which superseded Interim Development Order No.1 – Shire of Berrigan, Berrigan LEP No’s 1-5, 8 and
10. The Berrigan LEP 2013 is based on the State Government’s Standard Instrument Order 2006 and contains provisions
that reflect the local nature of Berrigan.
The Strategy has considered the recent and future changes in the Shire population, including families, aging population,
changing family composition, migration into and out of the Shire, and housing needs (including the variety of
dwelling/property types). It has also considered the growth of agriculture and the future requirements of this industry. It is
acknowledged that it is important to protect and facilitate the Shire’s biggest land use and employer and ensure that
urban development does not impede or conflict with agriculture, value adding industries and other forms of agribusiness.
The recommended Investigation Areas will require an assessment of the potential for rural land use conflict between rural
and urban uses as part of any planning proposal to change land use.
This Strategy is based on the combined work from three commissioned studies and Department of Planning and
Environment input:
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Part 1 The Berrigan Shire Profile & Key Issues Paper (GHD 2008-2010).



Part 2 The Berrigan Shire Review of Rural and Murray River Corridor Lands
(GHD 2008-2010).



Part 3 The Berrigan Shire Residential Settlement Strategy (GHD and Newland Planning 2010).



Part 4 The Department of Planning and Environment input to the Final Strategy and Town Structure Plans (2017).

Consultation
During the Strategy preparation process, Council held an ‘Ideas and Issues’ forum. From this forum the key issues
confronting Berrigan Shire were identified as:


reliability of irrigation water due to drought, climate change and the political policy making process relating to
water allocation for the environment (i.e. the Murray Darling Basin Plan);



the ageing population and increased demand for health and community services;



the loss of youth through external migration and the loss of skilled workers through ageing, and



the limitations of the Tocumwal rail line link through Victoria.

Based on consultation carried out throughout the Strategy, the key opportunities for the Shire were found to be:


employment and service provision in the aged care sector;



expansion of the tourism sector; particularly River based tourism and accommodation;



expansion of the manufacturing sector;



better utilisation and marketing of the Tocumwal Aerodrome;



direct rail link to Victorian Ports;



creation of intermodal road/rail link and larger industrial area at Tocumwal;



marketing the economic and social benefits of living in the Shire, particularly the River towns, and



becoming a centre of excellence for water efficient irrigation and cropping and pursuing industries which value
add to dairy and grain production in the Shire.

1.5

Planning Framework

There is a complex interplay between a number of Council plans and strategies due to differing hierarchy and function. A
summary of the relationship between these plans, and this Strategy are detailed below:

1.5.1

Riverina Murray Regional Plan 2036

The Riverina Murray Regional Plan 2036 (the Plan) establishes a framework to grow the region’s cities and local centres,
supports the protection of high-value environmental assets and makes developing a strong, diverse and competitive
economy central to building prosperity and resilience in the region.
The Plan contains a number of key goals, actions, and directions that are relevant to the strategic planning of the Berrigan
LGA.
The Plan will guide the NSW Government’s land use planning priorities and decisions over the next 20 years. It is not
intended to be a step-by-step approach to all land use planning. Rather, it provides an overarching framework to guide
subsequent and more detailed land use plan. The Strategy is consistent with the Riverina Murray Regional Plan 2036 and
can be used to further support the Ministerial 9.1 Direction 5.10 Implementation of Regional Plans.
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Priorities for Councils are set out in the Local Government Narratives, which will guide further investigations and
implementation. The key priorities for the Berrigan Shire are;



Identify opportunities for strategic investment and job creation;



Partner with government and industry to renew and promote the development of council-owned land and assets;



Develop and promote Berrigan Shire’s regional transport and freight infrastructure, and.



Protect the water quality and aesthetic values of the Murray River.

There are several areas of the Regional Plan that are directly relevant to the Berrigan Land Use Strategy.
Goal 1 - A growing and diverse economy


Direction 1: Protect the regions diverse and productive agricultural land



Direction 2: Promote and grow the agribusiness sector



Direction 4: Promote business activities in industrial and commercial areas



Direction 5: Support the growth of the health and aged care sector



Direction 7: Promote tourism opportunities

Goal 2 - A healthy environment with pristine waterways


Direction 13: Manage and conserve water resources for the environment



Direction 14: Manage land uses along key river corridors



Direction 16: Increase resilience to natural hazards and climate change

Goal 3 - Efficient transport and infrastructure networks
Direction 17: Transform the region into the eastern seaboard’s freight and logistics hub
 Strategically locate freight and logistics hubs to support further industry development.
 Support the ongoing performance of existing freight and logistics facilities.
 Protect freight and logistics facilities from the encroachment of inappropriate land uses.
Goal 4 - Strong, connected and healthy communities
 Direction 23: Build resilience in towns and villages
 Direction 24: Create a connected and competitive environment for cross-border communities
 Direction 25: Build housing capacity to meet demand
 Direction 27: Manage Rural Residential development
It is the intention of the Strategy to align all future development with the Goals in the Riverina Murray Regional Plan 2036.
1.5.2

Berrigan Shire 2027 Our Community Strategic Plan

The Berrigan Shire 2027 (Berrigan CSP 2027) identifies the Shire’s vision:
“We will be recognised as a Shire that builds on and promotes our natural assets and advantages to create employment
and economic activity to attract residents, families and tourists.”
This Strategy is consistent with the strategic outcomes, priority projects and initiatives, and objectives of the Berrigan CSP
2027.
The Strategy is structured to detail each town in a separate chapter, with a contextual narrative prefacing a demand and
supply discussion. Investigation Areas are then analysed in terms of constraints, supply potential and servicing, and a
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recommendation for staging and release. It is acknowledged generally that there is ample supply of land for future
industrial and residential release in each town. Consideration of the potential for infill development is discussed the
Strategy makes recommendations for short, medium and long-term land release timeframes.
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2. Berrigan Profile
2.1

Berrigan Shire Context

Berrigan Shire is located on the New South Wales and the Victorian border is 270km north of Melbourne and 670 km
south-west of Sydney. The Murray River forms the southern border along with Federation LGA to the south-east, Edward
River and Murray River LGAs to the West and Murrumbidgee LGA to the north. (Refer to Figure 1). Under 3 hours’ drive from
Melbourne, the towns of Barooga, Berrigan, Finley and Tocumwal offer a range of recreation, health and tourist facilities
and services. The region’s proximity and interface with Victoria and its ability to harness the export potential of Melbourne
will continue to present the region with significant ongoing growth opportunities.
Barooga and Tocumwal, located on the Murray River, support a range of rural residential and urban communities, and have
access to walking and cycling networks, which connect to the river and surrounding retail precincts. Lifestyle activities and
opportunities in these towns have promoted continued population growth. Berrigan and Finley remain important subregional service centres servicing the outlying communities in NSW and Victoria.
Berrigan Shire Location

Figure 1 - Berrigan Shire Location
(Source: NSW Office of Local Government)
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The major employment-generating industries in Berrigan are connected to agriculture, aged care and retail/hospitality
according to the ABS 2016 data as indicated in Figure 2 below.

Figure 2 Berrigan Employment (ABS 2016.)
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2.2 The Environment
Berrigan Shire is generally of low land relief with gently undulating riverine plains with granite outcrops providing some
elevational relief between Tocumwal, Berrigan and Federation local government area to the southeast. The Murray River
and floodplain vegetation comprise the southern boundary of the Shire.
The Shire’s abundant natural resources contribute to its strong tourist appeal. This Strategy proposes to cater for riverbased tourism areas to support a sustainable ecotourism market while recognising the importance of this fragile riverine
ecosystem.
The natural environment has been significantly transformed by a formal network of trunk canals (Mulwala Canal), smaller
channels and surface drainage systems which can supply irrigation water to three quarters of the LGA
Climate
The Shire’s climate consists of moderate rainfall with a mean annual rainfall of 444.4mm with a winter maximum. The region
generally experiences hot summers and cool winters. See Figure 3 below for a summary of average temperature and rainfall
for Berrigan.

Figure 3: Average rainfall and temperature for Berrigan. (Bureau of Meteorology, 2018)
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2.3

Population and Housing

The Shire’s population in 2016 was 8,462 and is characterised by an ageing population with 29% of the population aged
65 and over. The river town of Tocumwal attracts a significant portion of this demographic sector. Both Barooga and
Tocumwal are growing strongly, with an influx of family groups attracted by affordable housing, sporting and leisure
opportunities and proximity to facilities and services in nearby Victorian towns such as Cobram. Finley and Berrigan have
also experienced some growth according to the 2016 Census. This could be attributed to the affordable lifestyle offered by
these towns.
Population Projections
There are a range of population projections over the 18 years 2018 to 2036, being shown in the following Figure 4, with a
range of low to high growth rates used for scenario testing. As shown, a medium growth rate of 0.5% pa will result in 42/43
additional people per annum and an Equivalent Tenement requirement of 10 to 11 new houses per annum, to a growth rate
of 1.4% per annum, resulting in 72 additional people per year and a population of over 11,000 people by 2036. By contrast
a negative growth rate of -6.2% over 18 years will result in a population decrease of -0.3 per annum, resulting in a decline to
a population of 7,800, or 662 fewer people by 2036.
Depending on the selection of growth rate, potential new population will range from a nominal 21 people per annum at
0.25% to possibly 118 per annum at 1.4% growth. Growth rates will vary across the LGA, as will housing equivalent
tenement requirements. It can be conservatively assumed that there will be a requirement for between 10-20 new dwellings
a year at an equivalent tenement of 2.1 persons/dwelling. There is an expected decrease in the size of average households,
from an average of 2.1 persons at present to 1.82 by the year 2036, and with the natural change within life cycles over time
due to for example, marriage, children leaving home, retirement etc, the Shire will require more dwellings to meet a range
of differing demands.

Figure 4: Basic population projections and Equivalent Tenements required (DPE 2018)
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Housing
The housing stock in the Shire is predominantly (89%) detached dwellings with 3,911 dwellings in 2016 (See Figure 5
below). Other dwelling types that make up the housing stock include terrace house/townhouses and flats/apartments.

Figure 5: Berrigan dwelling count and structure (ABS 2016)
The most common family composition was couples with no children, comprising 52% of the population.
In terms of assessing future housing demand, Council has provided data based on the average of actual construction
approvals over the past five years as a basis for estimating land release areas for each township. This method uses Council
development statistics and includes the lower level growth periods over the past three years (therefore the growth figures
are not considered to be overestimated). Built into the estimate are allowances for recycling of older houses, downsizing to
small blocks for aged persons and persons moving to managed aged care.
Using the construction approvals method Council suggests the potential need for a modest amount of homes in each town
up to the year 2038.
The Department of Planning and Environment has estimated that 150 new dwellings will be required to 2036. There is
agreement on the need for new dwellings, and the staging of land releases over time will enable infrastructure to be in
place to accommodate new growth.
The Land Use Strategy and Structure Plan for each town details potential demand and land release requirements for each
town, along with land use needs for large lot residential development, industry and commercial enterprise. It is
acknowledged that there is an oversupply of vacant residential, commercial and industrial land in the Berrigan LGA. Local
circumstances and site constraints have restricted the development of the existing vacant land, and there is demand for new
unconstrained areas in the LGA. Council has identified demand and flexibility for new development in Tocumwal and
Barooga.
Development along the Murray River is now resulting in some land management and planning issues (such as lack of
services, bushfire potential, flooding potential and habitat loss) as people seek to settle near the River foreshore. This
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Strategy recognises this fragile landscape and its recommendations reflect this by identifying limited Investigation Areas
adjacent to the river front area.

Photograph 1:

2.4

New housing at Tocumwal (image courtesy of Domain.com.au)

Land use and settlement in Berrigan Shire

The dominant land use in Berrigan Shire is agriculture and related agribusinesses, particularly irrigation based. Most of the
population lives in the four townships. There are approximately 1,169 rural landholdings in the Shire, and around 243 rural
small holdings. The urban areas of the Shire occupy approximately 43 km2.

2.5

The economy of the Berrigan Shire

In 2016, Berrigan Shire contributed $300 million toward the region’s gross regional product. The Shire’s key employment
industries include agriculture, construction, tourism and social services. The Shire’s predominantly irrigated agricultural
lands facilitate the production of export-oriented grain and dairy products.
Agriculture and related agribusinesses are the key economic drivers of the Berrigan Shire, employing 22% of the workforce.
In general, the main produce generated in the Shire comprise cereal cropping, including wheat, barley and rice as well as
livestock particularly dairy and beef cattle.
Employment and Education
Agriculture is the dominant employer of residents, followed by retail and tourism, health care and manufacturing. Persons
obtaining university education and finishing Year 12 are below the State average, while persons completing TAFE
education are equal to the State average.
Manufacturing, tourism, health care, education and construction all contribute strongly to the Shire’s economy. The ageing
population is likely to have implications for the economy through provision of increased services and an ageing workforce.
However, opportunities exist to grow the manufacturing, health and tourism sectors of the local economy. The Shire’s
economy is anticipated to be further influenced by the forthcoming increased level of broadband communication
infrastructure in the near future.
Berrigan Land Use Strategy 2018
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2.6

Utilities and Key Infrastructure

Existing Council managed servicing infrastructure in the Shire is in good condition and current potable water supply and
sewage treatment capacity is sufficient to cater for an increased population in the townships and future industry growth, as
proposed in this Strategy. Improvements have recently been carried out to the Shire’s trunk electricity supply to improve
reliability. The reliable supply of irrigation water is vital for the success of shire. Ensuring that local irrigation infrastructure is
efficient and adequately maintained will be the key to future the Shire’s agriculture. The township recommendation section
in this Strategy will provide greater detail on the capacity of the existing utility infrastructure.
Tocumwal Aerodrome provides good facilities for the Air Ambulance and recreational flights and has good marketing
potential for air-based businesses and light plane fly-in residential properties.
The freight infrastructure provides the Shire with a strong competitive advantage with rail freight network running from
Tocumwal into Victoria and on to Melbourne’s ports. This Strategy recognises the importance of the Tocumwal intermodal
terminal and identifies the need to protect the surrounding industrial zoned land to facilitate the expansion of the existing
rail loop to better service rail freight needs. The Shire is traversed by major inter-regional road transport links to Melbourne
and the nearby regional centres of Albury, Wagga, Griffith, Deniliquin in New South Wales and Echuca and Shepparton
and Wodonga across the border in Victoria.

2.7

Cultural heritage of Berrigan Shire

The Shire has a rich Aboriginal and European cultural heritage. The Shire was previously occupied by the Bangerang and
Pangerang people, within the wider Yorta Yorta people area.
Although little documented knowledge exists of pre-European settlement or places of significance to indigenous people of
the area, there are a number of relics including scar trees, middens and burial sites that have been identified and are
scattered throughout the Shire.
The Shire’s European built and cultural heritage is presently being documented through a community based study and will
result in recognition of many places of importance within the Shire.

2.8

Natural hazards of the Shire

The Shire experiences floods primarily from the Murray River, and bushfires within riparian areas and grazing lands. The
main natural hazard facing the Shire is periods of drought and changing rainfall patterns (See Figure 6 below). The climate in
the region is predicted to change near future (2020–2039) and far future (2060–2079) with key changes including:


Maximum temperatures are projected to increase in the near future by 0.4 – 1.0 degrees Celsius and far future by 1.6 –
2.5 degrees Celsius



Minimum temperatures are projected to increase by 0.4 – 0.8 degrees Celsius and far future by 1.3 – 2.4 degrees
Celsius



The number of hot days will increase and the number of cold nights will decrease



Rainfall is projected to decrease in spring and increase in summer and autumn



Average and severe fire weather is projected to increase in summer and spring
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Figure 6:

Projected temperature changes for Riverina Murray Region (OEH 2014 – AdaptNSW)

These climatic changes will influence access to water for urban consumption and also irrigation for agriculture. There will be
impacts on the way agriculture is carried out, with a more even rainfall distribution.

2.9

Constraints

There are recommendations made for each of the four towns which may involve future planning control changes to facilitate
each town’s dynamic land use demands. These recommendations are based on site surveys and relied on the latest
information available at the time of review. Any future proposal to amend planning controls may require detailed site
analysis, consultation with appropriate state agencies and a range of technical reports to determine the appropriate scale of
development these Investigation Areas can support. Potential constraints that may require additional consideration
include, but not limited to
 Flora and fauna
 Contamination
 Flooding (see Figure 7 below)
 Bushfire prone land
 Buffers around non-residential land uses such as food processing facilities and sewage treatment plants.
Council has received funding from the Office of Environment and Heritage to complete a Flood Study at Barooga and
Tocumwal.
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Figure 7:

2.10

Berrigan Flood Mapping

Land Release Principles

The following principles apply to the application for amendments to planning controls. They are designed to make best use
of existing infrastructure, prevent land use speculation and prevent an oversupply of zoned land.


The release of land for development needs to be managed to encourage the orderly development of land and to
provide the town with a strategic supply of available land. The Structure Plans identify Investigation Areas that would be
suitable for future development. However, a key development principle is to support residential infill development in
appropriate locations away from constraints.



The commercial retail cores of each town should be supported and encouraged. Retail ‘creep’ outside the core area is
detrimental for the long-term viability of the town as is the leakage of non-retail land uses into these commercial cores.



The Riverina Murray Regional Plan 2036 sets out the following Directions and Actions in relation to housing:
o

Direction 25: Build housing capacity to meet demand
 25.1: Prepare local housing strategies that provide housing choice and affordable housing.
 25.2 Facilitate increased housing choice, including townhouses, villas and apartments in regional
cities and locations close to existing services and jobs.

o

Direction 26: Provide greater housing choice:
 26.3: Promote opportunities for retirement villages, nursing homes and similar housing needs of
seniors in local land use strategies.
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 26.4: Locate new housing for seniors in close proximity to existing services and facilities, on land free
from hazards.
 26.5: Promote ageing in place by adopting elements of Liveable Housing Australia’s Liveable Housing
Design Guidelines in development controls, where possible.
o

Direction 27: Manage rural residential development:
 27.1: Enable new rural residential development only where it has been identified in a local housing
strategy prepared by Council and endorsed by the Department of Planning and Environment.
 27.2: Locate new rural residential areas:
 In close proximity to existing urban settlements to maximise the efficient use of existing
infrastructure and services, including roads, water, sewerage and waste services and social
and community infrastructure.
 To avoid or 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. And
 27.3 Manage land use conflict that can result from cumulative impacts of successive development
decisions.
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3. Barooga

Photograph 2:

3.1

Quicks Beach Campground on the Murray River (Image courtesy of Berrigan Shire)

Context

The town of Barooga, with a population of 1,654 is increasingly popular as it attracts families and development to this
riverside town.
Barooga is located adjacent to the Victorian town of Cobram across the Murray River. These ‘twin towns’ in many ways
function as one larger settlement. The close proximity of the two towns has influenced their development and will likely play
an important role in the future development of Barooga. The connection between Barooga and Cobram provide benefits,
such as retail and business opportunities and access to health care and education services.
There is also a significant relationship between the demand and supply of land and housing for both NSW and Victorian
Murray River Councils, as they both operate within the same housing market. Consistent and complementary policy
approaches in cross-border communities can help to achieve cost-efficiencies in retail catchment planning and delivery of
shared services, such as transport, health care, education and utilities.
The main commercial precinct, Vermont Street, Barooga is a vibrant, consolidated centre where it sustains a supermarket,
boutique café’s, hardware centre and a range of other specialty services. As Barooga continues to expand, the centre is well
positioned to cater for future retail development. There is potential to provide some diversified development such as shop
top housing. The main street precinct has approximately 6500m2 of vacant developable land which is identified in this
Strategy as an area for future retail commercial growth opportunities. It is a worthwhile consideration for Council to
implement dedicated land use zones over the town centre and residential areas in order to guide development
appropriately. There is also opportunities for senior housing.
Barooga is home to some of the most picturesque sections of the Murray River. The unique inland riverine environment
provides visitors with lifestyle and tourism opportunities with wide sandy beaches, red river gums and native bushland which
create a typically Riverina landscape and therefore unique destination. Sport is a staple in the town with golfers having access
to the 36-hole Cobram Barooga Golf Course and club, and the various sporting venues including the recently constructed
sports stadium and the Barooga Sporties Club. Australia’s largest inland ‘beach’, Thompson’s Beach, is easily accessible from
the centre of town providing the town with a tourist drawcard that provides opportunities to enjoy the river, or native
riverside bushland accessed through the riverside walking trails.
Barooga is also one of NSW closest towns to Melbourne, providing it with a strong competitive advantage. At around three
hour’s drive from the port of Melbourne, the town has the potential to capitalise on this locational advantage with
development of the available residential, industrial and tourist land opportunities.
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3.1

Existing infrastructure

The Barooga sewage scheme was constructed in 1989 and has the capacity for 3,000 persons (compared to the 2016
population of 1,654 persons). All urban areas and some rural residential areas have reticulated sewer, and extension of
services to the Investigation Areas identified in this Strategy is economically feasible. Barooga’s water supply is sourced from
the Murray River via a high security license of 910 megalitres (ML).
The town has a dual water supply delivering high quality filtered (potable) and non-filtered (garden) supplies to the urban
area. The town’s typical water usage is around 220ML per annum, providing significant room for population and industry
growth. Natural gas and electricity supply in Barooga are sufficient for the current and future planned population.

3.2

Residential land demand and release staging

The Barooga Structure Plan outlines the strategic direction for Barooga. The sites are mapped with an identifier which
correspond to Figures 9 and 10. The Structure Plan also makes a series of recommendations for each Investigation Area. The
boundaries of the subject sites and the recommendations are indicative and may require further investigations prior to any
local planning amendments.
Barooga has the following features:


Barooga has a demonstrated demand for an average of 12 new dwellings per annum (Figure 8).



The projected growth rates suggest that rezoning of 8 hectares of land will be required in 2025-26 and 2031-32 for
new dwellings (two stages).



Projections for large lot residential land demand indicate that rezoning of 9 hectares of land will be required in 2022-23
and 2032-33 (two stages).

Development is currently occurring in Barooga outside of the identified Investigation Areas.

Barooga
Development Type
New Dwellings
Industrial Development
Commercial Development
Rural
Figure 8
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Barooga Investigation Areas

There are seven (7) Investigation Areas identified in the town of Barooga as summarised in Figures 9 and 10 below. These
sites are discussed below to provide context and perimeters around the site’s opportunities and challenges.
1.

Investigation Area 1: This site is located on the Tocumwal-Barooga road on the fringe of the town boundary. The unserviced lot at approximately 50ha is currently zoned RU1 Primary Production with a 120ha minimum lot size. The area is
subdivided into 3 lots and accessed via Platypus Drive. The area is suitable for larger lot residential with a minimum lot
size of between 5ha and 10ha. The area is likely to be able to yield approximately 5 to 10 lots. The southern portion of the
lot is recognised as being flood prone and will require further investigation. Given the existing availability of large lots in
the existing urban footprint, and suitable land to the east of town, this Investigation Area is staged for long term
development.
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2. Investigation Area 2: This site is located on the western boundary of the town and is bounded by the TocumwalBarooga road, Golf Course Road and the Cobram Barooga Golf Course. This south-east facing Investigation Area is
currently zoned RU1 Primary Production with a 120ha minimum lot size. The area is subdivided into 2 lots and currently
un-serviced. The area is suitable for large lot residential with a mixed minimum lot size of 2 and 5 ha. The area is likely to
yield between 5 and 13 lots. The western portion of the site is more visually prominent from the existing urban area and is
suited to a lager lot size with smaller lots fronting onto Golf Course Road being more sympathetic to the existing
character. Given the existing availability of large lots in the existing urban footprint, and suitable land to the east of town,
this Investigation Area is staged for medium term development.
3. Investigation Area 3: This area is currently used for cropping with an existing dwelling. The 125ha lot is zoned IN1
General Industrial and is bounded by the Corowa-Tocumwal Road and the Berrigan Road. The site is suitable for some
industrial development with suitable road access available to the site. It is appropriate to retain the Industrial zone on the
southern 30ha to facilitate future industrial development and zone the rear portion to RU1 Primary Production to reflect
the long-term use of this area. If future demand for additional industrial area is required, the northern portion of the site
would be suitable for this purpose.
4. Investigation Area 4: This area is currently zoned RU1 Primary Production with a minimum lot size of 120ha. The 125ha
area is used currently for cropping and directly adjoins the Barooga village. This area would form part of an eastern
expansion of the urban area in the long term. The area is subdivided into 2 large lots with no dwellings. The western
portion is suited to zone RU5 Village with a minimum lot size of 600m2 which will provide continuity of the existing urban
area. This western area could yield approximately 720 lots. The eastern portion is recommended to be zoned R5 Large
Lot Residential with a minimum lot size of 2ha which could yield approximately 22 lots. The lot size would be dependent
on the availability of water and would require consultation with Department of Primary Industry – Water. The eastern
portion of this area also has an existing food processing plant which may be a potential land use conflict with any future
residential land uses. It is recommended that this industrial lot be buffered with a larger residential lot size in the
immediate vicinity of between 5-10ha.
5. Investigation Area 5: This area located in the east of the town contains a food processing factory. Currently zoned RU1
Primary Production, it would be suitable for this lot to be zoned IN1 General Industrial. Given the surrounding land has
been identified for long term residential, it would be appropriate for a buffer to be identified for this site.
6. Investigation Area 6: This 9ha area, south east of the town is currently zoned RU1 Primary Production with a minimum
lot size of 120ha. The site consists of light sandy soils generally not conducive to agriculture. Immediately west of this
area is newly built residential subdivision and the continuation into this area is both logical and appropriate. It is
recommended that the area be zoned RU5 Village with a minimum lot size of 600m2 in the long term. This area has the
potential to yield approximately 130 lots. This area is in the vicinity of an existing food processing plant which will require
consideration in future land use planning for the area and the existing small lot size is unsuitable for primary production
agriculture.
7. Investigation Area 7: This area is currently vacant with an orchard to the west and viticulture to the east. The area also
adjoins existing large lot residential. The southern portion of the lot is prone to inundation. Future land use planning on
this site will require consultation with Office of Environment and Heritage regarding flooding. The portions of land not
within the flood prone area would be suitable to be zoned R5 Large Lot Residential with a mixture of minimum lot sizes
between 5000m2 and 2ha.This area has the potential to yield between 8 and 30 lots.
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Site ID Description

Site is approximatly 50ha.
Potential for some larger
unserviced lot residential
1 lots
site approximatly 32ha.
The western portion of
the site more suited to
larger lots with smaller
lots facing onto Golf
2 Course Road.
The site is approximatly
125ha,
currently zoned IN1
General Industry.
Proposed to reduce
industrial zoning to the
southern portion of the
lot, retaining approximatly
30ha of industrial zoned
3 land.
The site is approximatly
125ha,
currently zoned RU1
Primary Production. The
village can expand into the
eastern portion of this site
(48ha). The remaining
western portion is suitable
4 for large lot residential.
Site of existing food
processing plant.
Inappropriatly zoned. Zone
with an
industrial zone better
reflecting the sites future
5 ongoing use.
The 9ha site may be
suitable for the
extension of the village in
6 the west.

Proposed Zoning

Prposed MLS

Staging

Constraints

South east of the site near Bullanginya
Lagon is flood
prone and would require flooding and
flora & fauna investigations

R5 Large Lot Resident5‐10ha

5‐9

Long Term

R5 Large Lot Resident2‐5ha

5 ‐ 13

The western portion of the site is
Medium term visually prominent

Sewage treatment plant to the North‐
east
Medium term of the site.

Portion to RU1 and
retain existing IN1
General Industry

Retain existing
MLS (1000sqm)

270

RU5 Village ‐
Western Portion
R5 Large Lot
Residential ‐ Eastern
Portion

600m2 ‐ West Portion
2ha ‐ East portion
5‐10ha ‐ surrounding
the existing
industry site

720 (village
zone)
22 (large Lot
Residential) Long Term

Existing industry on the south‐east side
of the site may require appropriate
buffer

0

Short Term

NA

130

Existing industry site on the north‐east
side of the site
Medium term may require appropriate buffer

IN1 General Industry maintain existing MLS

RU5 Village

600m2

16.5ha of land that adjoins
existing
large lot residential land.
Larger sized
lots may be more suited
adjoining the existing
orchard to the West and
7 the vineyeard to the east. R5 Large Lot ResidentMix of 5000m2 ‐ 2ha

Figure 9:

Lot Yield

Barooga Investigation Area
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8 ‐ 30

Long Term

Southwest portion of the site is flood
prone. Site
will require satisfactory flood study.
East of the site is an commercial scale
vineyard.
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Figure 10
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Barooga Structure Plan
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4.

Berrigan

Photograph 3:

4.1

Berrigan Residential Areas

Context

The town of Berrigan, with a 2016 population of 934, is the civic centre of the Shire. Located in the heart of the Shire’s irrigated
agricultural land, Berrigan functions as an agribusiness service centre for the wider region. Also located on the Riverina
Highway, the town benefits from the east-west flow of tourists as well as tourists travelling from Melbourne through to
Queensland along the Newell Highway. This important freight route also provides Berrigan with a strong locational advantage
as it is well positioned to expand as a regional player in freight and logistics. Berrigan is only one hour and 15 minutes from the
City of Albury and Wodonga.
The main commercial precinct of Berrigan, Chanter Street is centred on the community civic centre. Both the Shire Council
Chambers and Library provide a strong base for the town centre. The central business district sustains a supermarket, café’s,
chemist and a range of community services. There is sufficient scope within the current business area of the town along the
Riverina Highway to provide for retail/commercial expansion in the future.
There is opportunity for Berrigan to further capitalise on its existing hospital and adjoining seniors housing development by
creating a regional health precinct. The Berrigan Structure Plan identifies this important regional facility and highlights the
opportunities that exist in this area.
Home to first Rural Fire Brigade in NSW, Berrigan has strong heritage presence that provides the town with a rich built
landscape. With over 15 locally listed heritage items in Berrigan alone, there is significant opportunities for adaptive reuse of
buildings which aids in tourism and community resilience.
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Photograph 4:

4.2

Berrigan Civic Centre (Image courtesy of Berrigan Shire)

Existing infrastructure

The Berrigan sewage scheme has the capacity for 1,500 persons. All residential areas have reticulated sewer, and extension of
services to Investigation Areas identified in this Strategy may be feasible. Sewer upgrade may be required in the near future.
Berrigan has a dual water supply delivering high quality filtered (potable) and non-filtered (garden) supplies to the urban area
Berrigan’s water supply is sourced from the Mulwala Canal via a high security license of 1,597 ML. The town’s typical water
usage is around 460 ML per annum, providing significant room for population and industry growth. Electricity supply in
Berrigan is sufficient for the current and future planned population.

4.3

Residential land demand and release staging

The Berrigan Structure Plan outlines the strategic direction for Berrigan in Figures 12 and 13 below. The sites are mapped with
an identifier which correspond to Figures 12 and 13 below. The Structure Plan also makes a series of recommendations for each
mapped area. The boundaries of the subject sites and the recommendations are indicative and may require further
investigations prior to any land use changes.
Berrigan has the following features.


Berrigan has demonstrated a demand for an average of 4 new dwellings per annum (Figure 11).



The projected growth rates suggest that rezoning of 4 hectares of land will be required in 2025-26 and 2032-33 for new
dwellings.



The new residential development areas are in the west of the town, close to the shopping area and adjoining existing
development along the Berrigan Golf Course. Subject to demand in the future there is an opportunity to direct further
residential development to the south of the existing town boundary where the land is currently underutilised.

Berrigan has several small historical industrial land use areas within the town. Two specific industrial zoned areas are provided
to the west and north of the town. Expansion of the northern industrial area is anticipated to provide additional grain storage
areas to support the dominant cereal cropping land use in the region. Existing industrial uses within the town area will be
managed via a Development Control plan.
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Berrigan
Development Type
New Dwellings
Industrial Development
Commercial Development
Rural
Figure 11:
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Berrigan Investigation Areas

Investigation Area 1: This Investigation Area is located on the south-west of the town bounded by Waverly Road and
Cobram Road. The site, directly adjoining the Berrigan Golf Course, is currently zoned RU1 Primary Production with a
minimum lot size of 120ha. The un-serviced lot of approximately 18ha is currently used for small scale grazing and
agribusiness. The area is generally flat and relatively clear of vegetation with some isolated trees. The surrounding land
uses include rural residential, agribusiness, and irrigated cropping to the west. Given the area’s proximity to the golf
course and irrigated farming, future development of the site will need to consider potential contamination. Located
approximately 1km from the main street of Berrigan the area is suitable for residential development in the long term.
Proposing a zone RU5 Village will provide adequate flexibility for residential development with approximately half the area
suited to minimum lot size of 600m2. A larger minimum lot size of 5000m2 along the golf course and the existing irrigated
cropping in the west is more suitable and would form a sufficient buffer to reduce potential land use conflicts. The area is
likely to yield between 13 larger lots and 112 smaller lots. Given the availability of vacant land zoned RU5 Village in the
existing urban footprint, and the relevantly low lot uptake, this Investigation Area is recommended as staged for long term
development.

2. Investigation Area 2: This area is located on the eastern side of Berrigan within the existing town boundary. The area is
currently zoned R5 Large Lot Residential with a minimum lot size of 2ha. The current land use is large lot lifestyle lots. The
area is subdivided into 7 lots at approximately 2.5ha each with 1 existing dwelling house. The area adjoins the existing
town village, to the east is productive cropping and in the north is the Berrigan lawn cemetery. With regard to large lot
residential land, a new fully serviced (including new roads), subdivision may not be economically viable in Berrigan at this
point in time. Therefore, this Strategy recommends reducing the minimum lot size in this area to provide opportunity to
subdivide existing lots to 5000m2 providing the town a sufficient supply of rural lifestyle lots in the medium term.
Site ID Description
Site is approximatly 18ha.
Potential for extension of
zone RU5 Village. Larger
lots to be sited adjacent to
the existing agribusiness,
golf course and irrigated
1 cropping in the west.
Site approximatly 32ha.
The western portion of
the site more suited to
2 larger lot residential.

Figure 12:

Proposed Zoning

Prposed MLS

Lot Yield

Staging

Constraints

RU5 Village

600m2

5‐9

Long Term

Potential contamination adjoining

5 ‐ 13

Berrigan Cemetery to the north of the
Medium term site.

Retain zone R5 Large
Lot
Residential
5000m2

Berrigan Investigation Areas
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Figure 13
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Berrigan Structure Plan
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5. Finley

Photograph 5:

5.1

Housing at Finley (Image courtesy of Berrigan Shire)

Context

The town of Finley, with a population of 1,888, is in the north west of Berrigan Shire, just 40 km from the town of Jerilderie.
Strategically located on the junction of the Newell Highway and the Riverina Highway provides Finley with strong competitive
advantage. The town has the potential to capitalise on this locational advantage with development of the available industrial
land to become a logistics junction for the north/south and east/west freight movements. The Finley Airport is located to the
south of town that provides the region with opportunities to further develop the precinct.
The main commercial precinct, Murray Street, is an active centre which sustains a supermarket (which services the wider
region), boutique café’s, tourist accommodation and a range of industries and specialty services. TAFE NSW Riverina Institute
Finley Campus is in the centre of town providing a strong employment anchor for the region. The Finley Hospital is also located
in the commercial core. With the adjoining nursing home and a recently constructed Finley Regional Care self-care
development, Finley is set to provide a wholistic health package for an ageing population.
Berrigan Shire is situated on key regional transmission lines making it a suitable location for renewable energy generation.
Finley has recently been the focus of solar farming with a proposed 170 MW farm. Located just 6km west of Finley, these
developments will provide the town a significant economic boost with employment and flow on effects from the initial
construction and ongoing employment.

5.2

Existing infrastructure

The Finley sewage scheme has the capacity for 3,200 persons. All residential areas have reticulated sewer, and extension of
services to the Investigation Areas identified in this Strategy may be feasible. Finley has a dual water supply delivering high
quality filtered (potable) and non-filtered (garden) supplies to the urban area. Finley’s water supply is sourced from the Mulwala
Canal via a high security allocation from Murray Irrigation of 1,997 megalitres (ML). The town’s typical water usage is around
550 ML per annum, providing significant room for population and industry growth. Natural gas and electricity supply in Finley
is sufficient for the current and future planned population.

5.3

Residential land demand and release staging

The Finley Structure Plan outlines the strategic direction for Finley. The Investigation Areas are mapped with an identifier which
correspond to Figures 15 and 16 below. The Finley Structure Plan also makes a series of recommendations for each mapped
area. The boundaries of the Investigation Areas and the recommendations are indicative and may require further investigations
prior to any land use change.
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Finley
Development Type
New Dwellings
Industrial Development
Commercial Development
Rural
Figure 14:
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As seen in Figure 14, Finley has a demonstrated demand for an average of 6 new dwellings per annum. The town has the
largest land bank of any town in Berrigan Shire, with a large area of vacant land zoned RU5 Village on the eastern edge of town.
Within this eastern area, a residential subdivision for 20 lots has been approved, but not constructed.
At present new dwellings are confined to existing vacant serviced land within the town’s established housing areas. If Finley’s
dwelling approvals do increase there is sufficient land to supply future demand to 2038.
Finley has an existing industrial area located to the north of the Mulwala Canal. The industrial estate has vacant land available for
development in the immediate future. Additionally, there is potential for future industrial development on the Crown land to
the west. There are isolated historical industrial developments located within the village zone, and surrounding development
can be managed through the provisions contained in a development control plan and need not be specifically zoned to reflect
their use.

5.4
1.

Finley Investigation Areas

Investigation Area 1: This Investigation Area is located on the north of Finley bounded by the Newell Highway. The
100ha lot is currently used for grain storage in the southern portion during years of grain surplus. The land is currently
zoned RU1 Primary Production and is not inhibiting the existing land use currently. However, zoning the area IN1 General
Industrial in the long term will provide the town with a significant area of industrial land. There is a substantial area of zoned
industrial land directly adjoining the existing industrial subdivision that is more suited for the short to medium
development for industry. This a large site with good access available.

2. Investigation Area 2: This Investigation Area in the south of Finley is currently used for small scale cropping and is zoned
RU1 Primary Production. The area consists of 4 lots with 3 existing dwelling houses and has a minimum lot size of 120ha.
The area adjoins the existing village zone in the north with agriculture in the east. The site is also bounded by an inactive
rail corridor in the west which will require consultation with Transport for NSW as part of any future detailed planning. The
area is also bisected with the Mulwala No.13 Irrigation Channel which may be a future land use constraint for the site. The
site is suitable to be investigated for future large lot residential and recommend zone the area R5 Large Lot Residential with
a minimum lot size of between 2ha and 5ha. There is potential for this site to be developed in the short term.

Site ID Description
Proposed Zoning
Prposed MLS
100ha vacant lots that
adjoin existing industrial
area. Currently being used
1 for grain storage.
IN1 General Industrial 1000m2
20ha area over 4 lots.
There are 3 existing
dwellings. Currently used
2 for lifestyle lots.
R5 Large Lot Residential 2‐5ha

Figure 15:

Finley Investigation Areas
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Lot Yield

900

4‐9

Staging

Constraints

Constraints to be investigated during
future detailed planning.
Directly adjoins the cail corridor
(inactive line) and
bisected with the Mulwala No 13
Medium Term irrigation channel.
Long Term
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Figure 16
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Finley Structure Plan
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Photograph 6:
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Finley Saleyards (Image courtesy of Berrigan Shire)
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6. Tocumwal

Photograph 7:

6.1

Tocumwal main street precinct (Image courtesy of Berrigan Shire)

Context

The town of Tocumwal, with a population of 2,352, is the largest of the 4 towns in Berrigan Shire and is experiencing a
relatively steady growth rate. Located on the Murray River, Tocumwal offers an attractive lifestyle option for the Berrigan
Shire and the wider region.
The main commercial precinct, located in Deniliquin Road flowing onto Murray and Deniliquin Streets, is a thriving
centre flanked by the Tocumwal Foreshore Park along the Murray River. The commercial core supports a range of
services and retail specialty stores including, financial services, supermarkets and tourist and visitor accommodation
options. There is potential to provide diversified housing options in Tocumwal such as townhouses, shop-top housing
or multi-unit dwellings. As the CBD comes under higher pressure for residential development there is a growing
demand for a more flexible density. With a current minimum lot size of 600m2, there is options to reduce this
development standard in strategic locations, or to include local provision into the LEP to allow, and support, an
increased density. There is also opportunities for senior housing.
The Tocumwal Intermodal Terminal is a regionally significant freight and logistics hub that provides the town with a
strong economic foundation. The intermodal is located on a key rail line with direct access to the Port of Melbourne and
also the Newell Highway. The intermodal hub is sited in an industrial precinct to the west of the town. The IN1 General
Industrial zoned precinct has both the capability and capacity to support future industrial development and allow for the
Intermodal hub to expand. As the freight task is set to double by 2038, the importance of this intermodal hub is set to
become vital infrastructure for the wider region providing Berrigan Shire with a significant economic opportunity.
Additionally, the rail corridor from this intermodal hub extends further into NSW connecting the towns of Finley and
Berrigan and on to Narrandera which provides the ability for future expansion of the region’s freight rail network.
The Tocumwal Aerodrome is a Council-owned and managed, registered aerodrome that provides four runway options,
two sealed and two grassed. The aerodrome forms the centre of the Tocumwal aeronautical hub which currently
supports a range of aeronautic businesses, a number of private hangers as well as sporting flying clubs. The aerodrome
provides several aviation benefits including 24-hour refuelling, unrestricted airspace, as well as boasting idealistic flying
conditions year-round.
The Tocumwal aerodrome is a regionally significant but underutilised community asset. It provides for essential services
such as air ambulance, commercial activities such as agriculture and mail services as well as a range of recreational and
aviation training opportunities.
Berrigan Shire Council is encouraging the development of further aviation businesses on the aerodrome by subdividing
a further 12 lots for the construction of hangers and associated development.
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It is critical that the current and future operation of the aerodrome is not jeopardised by allowing land use conflicts such
as residential development in critical flight paths.

6.2

Existing infrastructure

The Tocumwal sewerage scheme has the capacity for 4,000 persons. All residential areas have reticulated sewer, and
extension of services to the Investigation Areas identified in this Strategy are feasible. Tocumwal’s water supply is
sourced from the Murray River via a high security allocation of 1,470 megalitres (ML). The town’s typical water usage is
around 800 ML per annum, providing significant room for population and industry growth. Natural gas and electricity
supply in Tocumwal is sufficient for the current and future planned population.

6.3

Residential land demand and release staging

The Tocumwal Structure Plan outlines the strategic direction for the town. The Investigation Areas are mapped with an
identifier which correspond to Figures 18 and 19 below. The Structure Plan also makes a series of recommendations for
each Investigation Area. The boundaries of the Investigation Areas and the recommendations are indicative and may
require further investigations prior to any local planning amendments. Tocumwal has a demonstrated projected
demand for an average of 20 new dwellings per annum (Figure 17 below).

Tocumwal
Development Type
New Dwellings
Industrial Development
Commercial Development
Rural
Figure 17:
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Tocumwal Investigation Areas

Investigation Area 1: On the eastern boundary of Tocumwal, this 49ha area is currently vacant and directly
adjoins the existing village and large lot residential lots. The area is a single allotment, currently zoned R5 Large Lot
Residential with a minimum lot size of 5000m2. The northern portion of the site is suitable to retain the existing zone
R5 Large Lot Residential and minimum lot size of 5000m2. The southern portion is suited for zone RU5 Village with a
minimum lot size of 600m2. Developing the southern portion will provide a logical expansion of the existing village
area to the west of the area.

2. Investigation Area 2: This identified area for investigation is approximately 10ha in size and currently zoned RU1
Primary Production with a minimum lot size of 120ha. The area has an existing dwelling house with some ancillary
farm buildings. Adjoining the existing village, the area is identified as being the least constrained portion of the lot
regarding aerodrome safety and Obstacle Limitation Surface. The area is suitable for zone RU5 Village with a
minimum lot size of 600m2. The area is likely to be able to yield approximately 150 lots, subject to satisfactory
consultation with Civil Aviation Safety Authority.
3. Investigation Area 3: The eastern industrial lot adjoining the Tocumwal Aerodrome is currently zoned IN1
General Industry. The lot is currently used for cropping. The northern portion of this area is highly constrained given
its close proximity to both the east/west and north/south runways. The southern section of the lot is conducive for
some industrial development. It would be suitable to zone the northern portion to SP2 Infrastructure (Air Transport
Facility).
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Site ID Description
Southern portion is
approximatley 9ha of
vacant land. The northern
portion is approximatley
1 40ha.

Proposed Zoning
Southern Portion:
RU5 Village
Northern Portion:
R5 Large Lot
Residential

This is approximately a
10ha area. Currently zoned
RU1 Primary Production
RU5 Village
2 with a MLS of 120ha.
SP2 Infrastructure
(Air Transport
Currently zoned IN1
Facility) for the
Industry, this lot is
northern portion
approximately 32ha and and IN1 General
directly adjoins the
Industrial for the
3 Tocumwal Aerodrome.
southern portion.

Figure 18:

Prposed MLS

Southern
Portion: 135
Southern Portion: 600m2 Northern
Northern Portion: 5000m2 Portion: 72

600m2

Maintain existing MLS
(1000m2)

Tocumwal Investigation Areas
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Lot Yield

150

280

Staging

Constraints

Sewage treatment plant located
Medium term to the north east of the area.

Long Term

The lot is constrained with Obstacle
Limitation Surface restrictions.
Consultation with CASA required.

Short Term

The lot is constrained with Obstacle
Limitation Surface restrictions.
Consultation with CASA required.
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Figure 19
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Tocumwal Structure Plan
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Photograph 8:
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Tocumwal Intermodal (Image courtesy of Berrigan Shire)
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7. Rural Land Use Strategy
7.1

Agriculture in Berrigan

Agriculture, forestry and fishing is the largest employer in the Berrigan Shire, making up 22% of total employment. The
contribution of Berrigan to Gross Regional Product was $300 million in 2016. Agriculture contributed $187 million in 2010-11,
the fifth highest contribution in the Riverina-Murray. Cropping for fodder and grains combined were the highest value
commodities, along with dairying, see Figures 20a and 20b below.

Figures 20a and 20b:
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Value of agricultural production in Berrigan Shire 2010-11 (Source: ABS)
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The ‘Riverina Murray Agricultural Industries Report” by RMCG in 2015 (2015 RCMG Report) found that the Riverina Murray
region has seen an increase in the size of dryland cropping and grazing properties in terms of area and scale in recent times.
There are more properties being amalgamated into holdings over 500ha in area and fewer properties under 500ha. This is in
response to an increase in demand for Australian produce and associated increase in commodity prices.
The RMCG report ‘Riverina Murray Agricultural Industries Report’ in 2015 states that planning can support agriculture by:
 Ensuring land suited to agriculture is held in lot sizes suited to commercial agriculture.
 Preventing uses and development not associated with primary production within areas identified for agriculture
 Maintaining separation between agriculture and sensitive uses
 Facilitating restructure to enable economies of scale, adoption of new technology and more efficient management
practices.

7.2

Soil landscape and land capability

The major land system within the Berrigan Shire is the level alluvial plain with local relief of less than nine metres and slopes less
than 1%. This land system comprises about 57% of the total land area in Berrigan Shire and is predominant in the northern and
western areas.
The dominant soils are Red Brown Earths and Cracking Clays which are suitable for intensified land use including irrigated
agriculture. This land system supports a diverse range of agricultural enterprises and will be relatively more productive for both
livestock grazing and cropping compared to other land systems.
Much of the land (43.5%) within the Berrigan Shire has the capability of being flood irrigated, whilst about 75% of the Shire is
capable of irrigated agriculture. Sand ridges are scattered throughout the Shire and are suited to horticultural production
depending on water availability. Only 16% of the Shire is classified as non-prime agricultural land.

Figure 21:
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Land use map use of Berrigan Shire, showing irrigation lands in blue
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7.3

Land use

The dominant rural land uses are dry-land and irrigated grazing and cropping comprising about 87% of the total land area.
Urban areas occupy less than 2% of the Shire’s land area. However, dairy farming is the consistently the biggest employer in
the Berrigan LGA (ABS 2016).
Cropping and grazing are conducted across the full extent of the Shire apart from conservation areas and vegetated areas
concentrated along the Murray River. In general, there is more cropping in the north and west of the Shire associated with
topography that is best suited for irrigated farming, while grazing is more predominant in the southeast and southwest.
Horticulture is scattered across the Shire but with a greater concentration, particularly potato growing on sand mound areas,
between Berrigan and Tocumwal, and extensive viticulture to the east of Barooga. Whilst historical small citrus orchards have
diminished over the years some remain; and there has been investment in two large stone fruit and citrus orchards, which have
recently begun producing fruit and contributing to the local economy both financially and with seasonal employment
opportunities. Dairying is extensive within the Shire, being the highest employer in the local government area (ABS 2016) and
stimulating the economy.
The Shires predominantly irrigated agricultural lands rely on the Mulwala Canal, the largest irrigation canal in the southern
Riverina region of New South Wales, and the largest irrigation canal in the southern hemisphere. The canal, starting at Lake
Mulwala, diverts water from the Murray River across the southern Riverina plain to the Edward River at Deniliquin. As well as
water for agriculture, the canal also provides water for the southern Riverina towns of Berrigan, Finley, Bunaloo and Wakool.
The Strategy protects the operation of the Mulwala canal to ensure a continuation of irrigation and water supply to the region
through appropriate land zoning and uses for agriculture and riverine land.

Photograph 9:
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Broad acre cropping Berrigan (Image courtesy of Berrigan Shire)
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7.4

Rural land holdings

A report prepared for the NSW Valuer General (ID Valuation Services 2015), identified that there were 1,146 holdings in the
RU1 Primary Production Zone and 18 in the E3 Environmental Management Zone. The report states that ‘the majority of the
Berrigan Shire is irrigated’, and that the Shire has shown resilience through the ‘Millennium drought’ with irrigated dairy
properties being supported by secondary processing in Victoria.
It is probable that many of holdings support intensive agriculture, particularly irrigated horticulture or dairying, consistent with
historic farming industries. Some holdings would support non-commercial or hobby farms. The majority of holdings are in the
120 – 400 hectares category and these represent 53% of the land zoned RU1 Primary Production. It is noted that the market for
quality cropping and grazing land has driven prices of rural land up, with interest mainly from neighbours looking to expand
economies of scale, due to there being a lack of ‘holdings of sufficient size to immediately be a viable standalone operation’.
There is also strong demand for irrigated dairy farms.
Of note is the predicted increase in population in the river towns and the need to plan carefully for increased urban
development while also continuing to facilitate agriculture, particularly dairying and other intensive industries.

7.5

Rural planning strategy response

Identifying and protecting agricultural land is fundamental to the future of agriculture in Berrigan Shire. As agricultural output
continues to increase, expanding value-added manufacturing of agricultural produce, including food and beverage
manufacturing, will also help drive diversity in the economy.
Taking guidance from the Riverina Murray Regional Plan 2036 and the advice of the 2015 RMCG Report into agricultural
industries in the Riverina-Murray, it is important that Berrigan continue to provide the optimal policy setting to support
agriculture and agribusiness as part of the ‘food bowl of Australia’.
For Berrigan, the following challenges are identified by Council:


Changes in agricultural land use as a result of rationalised water allocations, such as growth of existing farms due to
reduced water allocations and conversion of irrigated land to dry-land farming.



Increasing rural land values as the result of increased commodity prices.



The growth of industries such as the dairy and pork industry, and the potential growth of value-add industries associated
with these industries.



The introduction of new farming practice and industries within rural zones, without undue constraint from rural dwellings,
rural residential living or urban growth.

Council’s planning response to the future of agriculture in Berrigan is to ensure that the agricultural sector is supported and
new agricultural development facilitated by:
1.

Retaining and reinforcing the current rural zoned areas of Berrigan Shire, with the exception of the areas identified in this
Strategy for future urban development on the fringe of the four townships.

2.

Ensuring the LEP land use tables for the RU1 Primary Production Zone do not permit inappropriate land uses or urban
encroachment through unnecessary fragmentation

3.

Retaining the subdivision provisions for rural land for agriculture as set out by the Berrigan LEP 2013, and

4.

Retaining the current minimum lot size on land zone RU1 Primary Production of 120 hectares for a dwelling house, until
further notice.
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Photograph 10:
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Mulwala Irrigation Channel (Image courtesy of Berrigan Shire)
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8. Tourism Land Use Strategy
Tourism in the Berrigan Shire is an important economic driver of the economy and will continue to grow as the region becomes
recognised both domestically and internationally for the unique destination opportunities it provides. Berrigan Shire is in the
Murray tourism region which attracted 2.2 million domestic overnight and daytrip visitors during 2016/2017. This domestic
expenditure is worth approximately $497 million to the Murray economy annually. Berrigan Shire is located centrally within this
region, and the river towns of Tocumwal and Barooga feature strongly in the regional tourism market, along with the other
towns of Berrigan and Finley.

Photograph 11:

Tocumwal Foreshore Markets (Image courtesy of Berrigan Shire)

Berrigan’s tourist attractions include championship golf courses, riverside caravan parks, numerous sandy ‘beaches’, river
boating, fishing and water skiing, aerodrome and museums, riverside and red-gum forest walking tracks, and recreational and
sport aviation (gliding).
The greatest single tourist asset in Berrigan Shire is the Murray River, with over 130kms of river frontage. The Council has
carried out case studies as part of the Strategy which indicate that there are some constraints to development along the Murray
River frontage - including bushfire, flooding, existing agriculture and access from main roads. However, there is continuing
tourist development enquiries to the Council over the past decade indicating that there is a demand for tourist based uses
along the river frontage. This development pressure along the Murray River needs to be managed in a way that the region can
gain tourism economic benefits, yet the environmental conditions of the Murray River and adjoining landscapes are not
degraded. Current planning controls enable tourist development in the proximity of the Murray River, subject to full meritbased consideration of all environmental and physical constraints, and economic and social issues pertaining to the proposed
development.
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The Riverina Murray Regional Plan 2036 both promotes and agrees to support the development of tourism industries in the
region. The Plan recognises the importance of the industry in supporting the community and potential to conserve heritage
items through the adaptively reuse for tourism related businesses.

8.1

Tourism planning strategy response

Council’s planning response to the future of tourism in Berrigan Shire is to ensure that the tourism sector is supported, and new
tourist development facilitated by:
1.

Retaining and reinforcing the current tourism and recreation zoned areas of the Shire.

2.

Ensuring the LEP land use tables do not permit inappropriate land uses.

3.

Continuing to facilitate tourism development in commercial and village zones through appropriate land use zoning.

4.

Continue to facilitate river-based tourism and implement the Berrigan Shire Tourism Strategy.

Photograph 12:
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Tocumwal Easter Races (Image courtesy of Berrigan Shire)

Photograph 13:
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Finley Saleyards (Image courtesy of Berrigan Shire)

